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Article Number: 7011 0470 0002 8952 6345

Ms. April Tornillo In reply/refer to:

Taylor Morrison of CA, LLC 805975: amoniji

8105 Irvine Center Drive, Suite 1450
Irvine, CA 92618

Subject: Clean Water Act Section 401 Water Quality Certification No. R9-2014-0056
for The Elms and The Ivy Development Project

Ms. Tornillo:

Enclosed find Clean Water Act Section 401 Water Quality Certification No. R9-2014-0056
(Certification) issued by the California Regional Water Quality Control Board, San Diego
Region (San Diego Water Board ) in response to the application submitted by Taylor Morrison
of California, LLC (Taylor Morrison) for the Elms and the vy Development Project (Project). A
description of the Project and Project location can be found in the Certification and site maps
which are included as attachments to the Certification.

Taylor Morrison is enrolled under State Water Resources Control Board Order No. 2003-017-
DWQ as a condition of the Certification and is required to implement and comply with all terms
and conditions of the Certification in order to ensure that water quality standards are met for
the protection of wetlands and other aquatic resources. Failure to comply with this Certification
may subject Taylor Morrison to enforcement actions by the San Diego Water Board including
administrative enforcement orders requiring Taylor Morrison to cease and desist from
violations or to clean up waste and abate existing or threatened conditions of pollution or
nuisance; administrative civil liability in amounts of up to $10,000 per day per violation; referral
to the State Attorney General for injunctive relief; and, referral to the District Attorney for
criminal prosecution.

In the subject line of any response, please include reference number 805975: amonji. For
questions or comments, please contact Alan.Moniji by telephone at (619) 521-3968 or by email
at Alan.Monji@waterboards.ca.gov.

Respectfully,

i) v L~

DAVID W. GIBSON
Executive Officer

HENRY ABARBANEL, CHAIR | DAviD GIBSON, EXECUTIVE OFFICER

2375 Northside Drive, Suite 100, San Diego, CA 92108 | (619) 516-1900 | www.waterboards.ca.gov/sandiego
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Enclosure:

Clean Water Act Section 401 Water Quality Certification No. R9-2014-0056 for The Elms and
the vy Development Project

DWG:jgs:kd:atm

CC:

U.S. Army Corps of Engineers, Regulatory Branch
San Diego Field Office

Ms. Meris Bantilan-Smith
Meris.B.Smith@usace.army.mil

California Department of Fish and Wildlife
South Coast Region

Habitat Conservation Planning — South
Mr. Kevin Hupf
Kevin.Hupf@wildlife.ca.gov

U.S. EPA, OWOW, Region 9
R9-WTR8-Mailbox@epa.gov

State Water Resources Control Board, Division of Water Quality
401 Water Quality Certification and Wetlands Unit
Stateboard401@waterboards.ca.gov

Mr. Gerry Scheid
Recon Environmental
gscheid@reconenvironmental.com

Ms. Kelly Dorsey
San Diego Water Board
Kelly.Dorsey@waterboards.ca.gov

Tech Staff Info & Use

File No. | R9-2014-0056
WDID 9000002719

Reg. Measure ID 396139
Place ID 805975
Party ID 546357

Person ID 546358 |
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CALIFORNIA REGIONAL WATER QUALITY CONTROL BOARD
SAN DIEGO REGION

2375 Northside Drive, Suite.100, San Diego, CA 92108
Phone (619) 516-1990 - Fax (619) 516-1994
http://www.waterboards.ca.gov/sandiego/

Clean Water Act Section 401 Water Quality Certification
and Waste Discharge Requirements
for Discharge of Dredged and/or Fill Materials

PROJECT: The Elms and The Ilvy Development Project
Certification Number R9-2014-0056 Reg. Meas. ID: 396139

: Place ID: 805975
WDID: 9000002719 Party ID: 546357

Person ID: 546348

APPLICANT: Taylor Morrison of California, LLC

8105 Irvine Center Drive, Suite 1450
Irvine, CA 92618

ACTION:
O Order for Low Impact Certification | OO Order for Denial of Certification

M Order for Technically-conditioned O Waiver of Waste Discharge

Certification Requirements
M Enrollment in SWRCB GWDR O Enroliment in Isolated Waters Order
Order No. 2003-017-DWQ No. 2004-004-DWQ

PROJECT DESCRIPTION

An application dated April 23, 2014 was submitted by Taylor Morrison of California, LLC
(hereinafter Applicant), for Water Quality Certification pursuant to section 401 of the Clean
Water Act (33 U.S.C. § 1341) for the proposed The Elms and the Ivy Development Project
(Project). The Applicant has also applied for a Clean Water Act section 404 permit from the
United States Army Corps of Engineers for the Project (USACE File No. SPL-2013-00908-
MBS).

The Project is located within the City of San Diego, San Diego County, California at the
intersection of Carmel Valley Road and Rancho Santa Fe Farms Road. The Project center
reading is located at latitude 32.1808964° and longitude -117.8654931°. The Applicant has
paid all required fees for this Certification in the amount of $1,936.00. On May 8, 2014 the San
Diego Water Board provided public notice of the Project application pursuant to California
Code of Regulations, title 23, section 3858 by posting information describing the Project on the
San Diego Water Board's web site and providing a period of twenty-one days for public review
and comment. No comments were received.

The Applicant proposes to construct 146 residential housing units, located north of State Route
56 (SR-56) and south of Carmel Valley Road (northern parcel), and 28 multi-family affordable
housing units south of SR-56 and Morning Glory Way and west of Rancho Santa Fe Farms
Road (southern parcel), as well as the associated infrastructure, in accordance with the Pacific
Highlands Ranch Subarea Plan.
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The Project will add approximately 11.8 acres of additional impervious surface. Post-
construction BMPs will consist of, but not be limited to, bio-retention facilities, landscape
buffers, and the use of permeable pavers. These BMPs will meet City of San Diego’s Low
Impact Development (LID) Capture Volume and hydromodification treatment requirements.

The Project application includes a description of the design objective, operation, and degree of
treatment expected to be attained from equipment, facilities, or activities (including
construction and post-construction BMPS) to treat waste and reduce runoff or other effluents
which may be discharged. Compliance with the Certification conditions will help ensure that
construction and post-construction discharges from the Project will not cause onsite or offsite
downstream erosion, damage to downstream properties, or otherwise damage stream habitats
in violation of water quality standards in the Water Quality Control Plan for the San Diego
Region (9) (Basin Plan).

Project construction will permanently impact 0.04 acre (44 linear feet) of streambed waters of
the United States and/or State. The Applicant reports that the Project purpose cannot be
practically accomplished in a manner which would avoid or result in less adverse impacts to
aquatic resources considering all potential practicable alternatives, such as the potential for
alternate available locations, designs, reductions in size, configuration or density.

The Applicant reports that compensatory mitigation for the permanent loss of 0.04 acre of
jurisdictional waters will be achieved through the re-establishment of 0.08 acre of waters of the
United States and/or State. All waters of the United States and/or State receiving temporary
discharges will be restored upon removal of the fill. Mitigation for discharges of fill to waters of
the United States and/or State will be completed by the Applicant off site in the Rancho Santa
Fe hydrologic sub-area (HSA 905.11) at a minimum ratio of 2:1 (area mitigated: area
impacted). :

Detailed written specifications and work descriptions for the compensatory mitigation project
including, but not limited to, the geographic boundaries of the project, timing, sequence,
monitoring, maintenance, ecological success performance standards and provisions for long-
term management and protection of the mitigation areas are described in the Conceptual
Restoration Plan for the St. John Garabed Church Project, San Diego, California (Mitigation
Plan), dated December 2013. San Diego Water Board acceptance of the Mitigation Plan
applies only to the Project described in this Certification and must not be construed as
approval for other current or future projects that are planning to use additional acreage at the
site for mitigation. The Mitigation Plan is incorporated in this Certification by reference as if set
forth herein. The Mitigation Plan provides for implementation of compensatory mitigation
which offsets adverse water quality impacts attributed to the Project in a manner that protects
and restores the abundance, types and conditions of aquatic resources and supports their
beneficial uses. Implementation of the Mitigation Plan will reduce significant environmental
impacts to resources within the San Diego Water Board’s purview to a less than significant
level. Based on all of these considerations, the Mitigation Plan will adequately compensate for
the loss of beneficial uses and habitat within waters of the United States and/or State
attributable to the Project.

Additional Project details are provided in Attachments 1 through 3 of this Certification.
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STANDARD CONDITIONS

Pursuant to section 3860 of title 23 of the California Code of Regulations, the following
three standard conditions apply to all water quality certification actions:

A.

This Certification action is subject to modification or revocation upon administrative or
judicial review, including review and amendment pursuant to section 13330 of the Water
Code and chapter 28, article 6 (commencing with title 23, section 3867), of the
California Code of Regulations.

This Certification action is not intended and shall not be construed to apply to any
discharge from any activity involving a hydroelectric facility and requiring a Federal
Energy Regulatory Commission (FERC) license or an amendment to a FERC license
unless the pertinent Certification application was filed pursuant to California Code of
Regulations title 23, section 3855 subdivision (b), and that application specifically
identified that a FERC license or amendment to a FERC license for a hydroelectric
facility was being sought.

This Certification action is conditioned upon total payment of any fee required under title
23, chapter 28 (commencing with section 3830) of California Code of Regulations and
owed by the applicant.

GENERAL CONDITIONS

A.

Term of Certification. Water Quality Certification No. R9-2014-0056 (Certification)
shall expire upon a) the expiration or retraction of the Clean Water Act section 404 (33
U.S.C. §1344) permit issued by the U.S. Army Corps of Engineers for this Project, or b)
five (5) years from the date of issuance of this Certification, whichever occurs first.

Duty to Comply. The Applicant must comply with all conditions and requirements of
this Certification. Any Certification noncompliance constitutes a violation of the Water
Code and is grounds for enforcement action or Certification termination, revocation and
reissuance, or modification.

General Waste Discharge Requirements. The requirements of this Certification are
enforceable through Water Quality Order No. 2003-0017-DWQ, Statewide General
Waste Discharge Requirements for Discharges of Dredged or Fill Material that have
Received State Water Quality Certification (Water Quality Order No. 2003-0017-
DWQ). This provision shall apply irrespective of whether a) the federal permit for which
the Certification was obtained is subsequently retracted or is expired, or b) the
Certification is expired. Water Quality Order No. 2003-0017-DWQ is accessible at:

http://www.waterboards.ca.gov/water issues/programs/cwa401/docs/generalorders/qo
wdr401requlated projects.pdf.
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D.

Project Conformance with Application. All water quality protection measures and
BMPs described in the application and supplemental information for water quality
certification are incorporated by reference into this Certification as if fully stated herein.
Notwithstanding any more specific conditions in this Certification, the Applicant shall
construct, implement and comply with all water quality protection measures and BMPs
described in the application and supplemental information. The conditions within this
Certification shall supersede conflicting provisions within the application and
supplemental information submitted as part of this Certification action.

Project Conformance with Water Quality Control Plans or Policies. Notwithstanding
any more specific conditions in this Certification, the Project shall be constructed in a
manner consistent with the Basin Plan and any other applicable water quality control
plans or policies adopted or approved pursuant to the Porter Cologne Water Quality Act
(Division 7, commencing with Water Code Section 13000) or section 303 of the Clean
Water Act (33 U.S.C §1313).

Project Modification. The Applicant must submit any changes to the Project, including
Project operation, which would have a significant or material effect on the findings,
conclusions, or conditions of this Certification, to the San Diego Water for prior review
and written approval. If the San Diego Water Board is not notified of a significant
change to the Project, it will be considered a violation of this Certification.

. Certification Distribution Posting. During Project construction, the Applicant must

maintain a copy of this Certification at the Project site. This Certification must be
available at all times to site personnel and agencies. A copy of this Certification shall
also be provided to any contractor or subcontractor performing construction work, and
the copy shall remain in their possession at the Project site.

Inspection and Entry. The Applicant must allow the San Diego Water Board or the
State Water Resources Control Board, and/or their authorized representative(s)
(including an authorized contractor acting as their representative), upon the
presentation of credentials and other documents as may be required under law, to:

1. Enter upon the Project or Compensatory Mitigation site(s) premises where a
regulated facility or activity is located or conducted, or where records must be kept
under the conditions of this Certification;

2. Have access to and copy, at reasonable times, any records that must be kept under
the conditions of this Certification;

3. Inspect, at reasonable times, any facilities, equipment (including monitoring and
control equipment), practices, or operations regulated or required under this
Certification; and

4. Sample or monitor, at reasonable times, for the purposes of assuring Certification
compliance, or as otherwise authorized by the Clean Water Act or Water Code, any
substances or parameters at any location.
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Enforcement Notification. In the event of any violation or threatened violation of the
conditions of this Certification, the violation or threatened violation shall be subject to
any remedies, penalties, process or sanctions as provided for under State law. For
purposes of section 401(d) of the Clean Water Act, the applicability of any State law
authorizing remedies, penalties, process or sanctions for the violation or threatened
violation constitutes a limitation necessary to assure compliance with the water quality
standards and other pertinent requirements incorporated into this Certification.

. Certification Actions. This Certification may be modified, revoked and reissued, or

terminated for cause including but not limited to the following:
1. Violation of any term or condition of this Certification;

2. Monitoring results indicate that continued Project activities could violate water quality
objectives or impair the beneficial uses of the Penasquitos Creek or its tributaries;

3. Obtaining this Certification by misrepresentation or failure to disclose fully all
relevant facts;

4. A change in any condition that requires either a temporary or permanent reduction or
elimination of the authorized discharge; and

5. Incorporation of any new or revised water quality standards and implementation
plans adopted or approved pursuant to the Porter-Cologne Water Quality Control Act
or section 303 of the Clean Water Act.

The filing of a request by the Applicant for modification, revocation and reissuance, or
termination, or a notification of planned changes or anticipated noncompliance does not
stay any Certification condition.

Duty to Provide Information. The Applicant shall furnish to the San Diego Water
Board, within a reasonable time, any information which the San Diego Water Board may
request to determine whether cause exists for modifying, revoking and reissuing, or
terminating this Certification or to determine compliance with this Certification.

Property Rights. This Certification does not convey any property rights of any sort, or
any exclusive privilege.

. Petitions. Any person aggrieved by this action of the San Diego Water Board may

petition the State Water Resources Control Board (State Water Board) to review the
action in accordance with the California Code of Regulations, title 23, sections 3867 and
following. The State Water Board must receive the petition by 5:00 p.m., 30 days after
the date of this Certification. Copies of the law and regulations applicable to filing
petitions may be found on the Internet at:

http://www.waterboards.ca.gov/public _notices/petitions/water_quality or will be
provided upon request.
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STORM WATER BEST MANAGEMENT PRACTICES

A. Approvals to Commence Construction. The Applicant shall not commence Project

construction until all necessary federal, state, and local approvals are obtained.

. General Construction Storm Water Permit. Prior to start of Project construction, the

Applicant must, as applicable, obtain coverage under, and comply with, the
requirements of State Water Resources Control Board Water Quality Order No. 2009-
0009-DWQ, the General Permit for Storm Water Discharges Associated with
Construction and Land Disturbance Activity, (General Construction Storm Water Permit)
and any reissuance. If Project construction activities do not require coverage under the
General Construction Storm Water Permit, the Applicant must develop and implement a
runoff management plan (or equivalent construction best management practice (BMP)
plan) to prevent the discharge of sediment and other pollutants during construction
activities.

. Post-Construction BMP Design. The Project must comply with the most current

Storm Water Standards manual and hydromodification requirements for City of San
Diego. Post-construction BMPs, including those described in the Water Quality
Technical Report - The Elms and The Ivy Development, dated November 20, 2013,
must treat 100 percent of the added impervious surface.

PROJECT IMPACTS AND COMPENSATORY MITIGATION
A. Project Impact Avoidance and Minimization. The Project must avoid and minimize

adverse impacts to waters of the United States and/or State to the maximum extent
practicable.

. Project Impacts and Compensatory Mitigation. Unavoidable Project impacts to

Penasquitos Creek and its tributaries within the Penasquitos Watershed must not
exceed the type and magnitude of impacts described in the table below. At a minimum,
compensatory mitigation required to offset unavoidable permanent Project impacts to
waters of the United States and/or State must be achieved as described in the table
below:
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Mitigation Mitigation
b iy Ratio - Ratio
Impacts Im.pacts Mitigation (area Mitigation for (linear feet
(linear for Impacts it Impacts ioh
(acres) ft) (acres) mitigated (linear ft.) mitigated
g :area ; :linear feet
impacted) impacted)
Permanent
Impacts
0.08 =
Streambed 0.04 44 Re- 2:1 1.5

Establishment!

Establishment'

1. Streambed re-establishment for discharges of fill material to waters of the United States and/or State
will be completed by the Applicant at the St. John Garabed Armenian Church property in Carmel
Valley, San Diego County.

C. Compensatory Mitigation Plan Implementation. The Applicant must fully and
completely implement the Mitigation Plan; any deviations from, or revisions to, the
Mitigation Plan must be pre-approved by the San Diego Water Board.

D. Performance Standards. Compensatory mitigation required under this Certification
shall be considered as achieved once it has met the ecological success performance
standards contained in the Mitigation Plan (Section 2, Table 2) to the satisfaction of the
San Diego Water Board.

E. Temporary Project Impact Areas. The Applicant must restore all areas of temporary
impacts and all other areas of temporary disturbance which could result in a discharge
or a threatened discharge of pollutants to waters of the United States and/or State.
Restoration must include grading of disturbed areas to pre-project contours and re-
vegetation with native species. The Applicant must implement all necessary BMPs to
control erosion and runoff from areas associated with the Project.

F. Long Term Management and Maintenance. The compensatory mitigation site(s),
must be managed, protected, and maintained, in perpetuity, in conformance with the
long term management plan and the final ecological success performance standards
identified in the Mitigation Plan. The aquatic habitats, riparian areas, buffers and
uplands that comprise the mitigation site(s) must be protected in perpetuity from land-
use and maintenance activities that may threaten water quality or beneficial uses within

the mitigation area(s) in a manner consistent with the following requirements:

1. Any maintenance activities on the mitigation site(s) that do not contribute to the
success of the mitigation site(s) and enhancement of beneficial uses and ecological
functions and services are prohibited;

2. Maintenance activities must be limited to the removal of trash and debris, removal of
exotic plant species, replacement of dead native plant species, and remedial
measures deemed necessary for the success of the compensatory mitigation
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project;

3. The Mitigation site(s) must be maintained, in perpetuity, free of perennial exotic plant
species including, but not limited to, pampas grass, giant reed, tamarisk, sweet
fennel, tree tobacco, castor bean, and pepper tree. Annual exotic plant species
must not occupy more than 5 percent of the mitigation site(s); and

4. If at any time a catastrophic natural event (e.g., fire, flood) causes damage(s) to the
mitigation site(s) or other deficiencies in the compensatory mitigation project, the
Applicant must take prompt and appropriate action to repair the damage(s) including
replanting the affected area(s) and address any other deficiencies. The San Diego
Water Board may require additional monitoring by the Applicant to assess how the
compensatory mitigation site(s) or project is responding to a catastrophic natural
event.

G. Timing of Mitigation Site Construction. The construction of proposed mitigation must
be concurrent with project grading and completed no later than 9 months following the
start of Project construction. Delays in implementing mitigation must be compensated
for by an increased mitigation implementation of 10% of the cumulative compensatory
mitigation for each month of delay.

H. Mitigation Site(s) Preservation Mechanism. Within 60 days from the start of
Project construction, the Applicant must provide the San Diego Water Board a draft
preservation mechanism (e.g. deed restriction, conservation easement, etc.) that will
protect all mitigation areas and their buffers in perpetuity. Within 6 months of the
issuance of this Certification, the Applicant must submit proof of a completed final
preservation mechanism that will protect all mitigation areas and their buffers in
perpetuity. The conservation easement, deed restriction, or other legal limitation on the
mitigation properties must be adequate to demonstrate that the sites will be maintained
without future development or encroachment on the sites which could otherwise reduce
the functions and values of the sites for the variety of beneficial uses of waters of the
United States and/ or State that it supports. The legal limitation must prohibit, without
exception, all residential, commercial, industrial, institutional, and transportation
development, and any other infrastructure development that would not maintain or
enhance the wetland and streambed functions and values of the sites. The
preservation mechanism must clearly prohibit activities that would result in soil
disturbance or vegetation removal, other than the removal of non-native vegetation.
Other infrastructure development to be prohibited includes, but is not limited to,
additional utility lines, maintenance roads, and areas of maintained landscaping for
recreation.

V. MONITORING AND REPORTING REQUIREMENTS

A. Representative Monitoring. Samples and measurements taken for the purpose of
monitoring under this Certification shall be representative of the monitored activity.

B. Monitoring Reports. Monitoring results shall be reported to the San Diego Water
Board at the intervals specified in section V of this Certification.
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C. Monitoring and Reporting Revisions. The San Diego Water Board may make
revisions to the monitoring program at any time during the term of this Certification and
may reduce or increase the number of parameters to be monitored, locations monitored,
the frequency of monitoring, or the number and size of samples collected.

D. Records of Monitoring Information. Records of monitoring information shall include:

1. The date, exact place, and time of sampling or measurements;
2. The individual(s) who performed the sampling or measurements;
3. The date(s) analyses were performed;

4. The individual(s) who performed the analyses;
5. The analytical techniques or methods used; and
6. The results of such analyses.

E. Annual Project Progress Reports. The Applicant must submit annual Project
progress reports describing compliance with all requirements of this Certification to the
San Diego Water Board prior to March 1 of each year following the issuance of this
Certification, until the Project has reached completion. The monitoring period for each
Annual Project Monitoring Report shall be January 1 through December 31% of each
year. The report must include the following information:

1. The names, qualifications, and affiliations of the persons contributing to the report;

2. The status, progress, and anticipated schedule for completion of Project construction
activities;

3. A description of Project construction delays encountered or anticipated that may
affect the schedule for construction completion;

4. A description of each incident of noncompliance during the annual monitoring period
and its cause, the period of the noncompliance including exact dates and times, and
if the noncompliance has not been corrected, the anticipated time it is expected to
continue; and the steps taken or planned to reduce, eliminate, and prevent
reoccurrence of the noncompliance; and

5. A description of the Applicant’s progress towards meeting the objectives and
ecological success performance standards contained in the Mitigation Plan.

F. Final Project Completion Report. The Applicant must submit a Final Project
Completion Report to the San Diego Water Board within 30 days of completion of the
Project. The final report must include the following information:

1. Date of construction initiation;
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2. Date of construction completion;
3. As-built drawings of the Project, no bigger than 11"X17";

4. Photo documentation of implemented post-construction BMPs and all areas of
permanent and temporary impacts, prior to and after project construction. Photo
documentation must be conducted in accordance with guidelines posted at
http://www.waterboards.ca.gov/sandiego/water_issues/programs/401_ certification/d
ocs/StreamPhotoDocSOP.pdf. In addition, photo documentation must include
Global Positioning System (GPS) coordinates for each of the photo points
referenced; and

5. Information demonstrating that the compensatory mitigation project has
accomplished its objectives and met ecological success performance standards
contained in the Mitigation Plan.

G. Reporting Authority. The submittal of information required under this Certification, or
in response to a suspected violation of any condition of this Certification, is required
pursuant to Water Code section 13267 and 13383. Civil liability may be administratively
imposed by the San Diego Water Board for failure to submit information pursuant to
Water Code sections 13268 or 13385.

H. Electronic Document Submittal. The Applicant must submit all reports and
information under required under this Certification in electronic format via e-mail to
SanDiego@waterboards.ca.gov. Documents over 50 megabytes (MB) will not be
accepted via e-mail and must be placed on a disc and delivered to:

California Regional Water Quality Control Board

San Diego Region

Attn: 401 Certification No. R9-2014-0056: PIN 805975
2375 Northside Drive, Suite 100

San Diego, California 92108

Each electronic document must be submitted as a single file, in Portable Document
Format (PDF) format, and converted to text searchable format using Optical Character
Recognition (OCR). All electronic documents submitted to the San Diego Water Board
must include the following identification numbers in the header or subject line:
Certification No. R9-2014-0056: PIN 805975.

|. Document Signatory Requirements. All applications, reports, or information
submitted to the San Diego Water Board must be signed as follows:

1. For a corporation, by a responsible corporate officer of at least the level of vice
president.

2. For a partnership or sole proprietorship, by a general partner or proprietor,
respectively.
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3. For a municipality, or a state, federal, or other public agency, by either a principal
executive officer or ranking elected official.

4. A duly authorized representative may sign applications, reports, or information if:
a. The authorization is made in writing by a person described above.

b. The authorization specifies either an individual or position having responS|b|I|ty
for the overall operation of the regulated activity.

c. The written authorization is submitted to the San Diego Water Board Executive
Officer.

If such authorization is no longer accurate because a different individual or position has
responsibility for the overall operation of the Project, a new authorization satisfying the
above requirements must be submitted to the San Diego Water Board prior to or
together with any reports, information, or applications, to be signed by an authorized
representative.

J. Document Certification Requirements. All applications, reports, or information
submitted to the San Diego Water Board must be certified as follows:

"I certify under penalty of law that | have personally examined and am familiar with the
information submitted in this document and all attachments and that, based on my
inquiry of those individuals immediately responsible for obtaining the information, |
believe that the information is true, accurate, and complete. | am aware that there are
significant penalties for submitting false information, including the possibility of fine and
imprisonment.”

VI. NOTIFICATION REQUIREMENTS

A. Twenty Four Hour Non-Compliance Reporting. The Applicant shall report any
noncompliance which may endanger health or the environment. Any such information
shall be provided orally to the San Diego Water Board within 24 hours from the time the
Applicant becomes aware of the circumstances. A written submission shall also be
provided within five days of the time the Applicant becomes aware of the circumstances.
The written submission shall contain a description of the noncompliance and its cause;
the period of noncompliance, including exact dates and times, and if the noncompliance
has not been corrected; the anticipated time it is expected to continue; and steps taken
or planned to reduce, eliminate, and prevent recurrence of the noncompliance. The
San Diego Water Board, or an authorized representative, may waive the written report
on a case-by-case basis if the oral report has been received within 24 hours.

B. Anticipated Noncompliance. The Applicant shall give advance notice to the San
Diego Water Board of any planned changes in the Project or the Compensatory
Mitigation project which may result in noncompliance with Certification conditions or
requirements.
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C. Transfers. This Certification is not transferable in its entirety or in part to any person or
organization except after notice to the San Diego Water Board in accordance with the
following terms:

1. Transfer of Property Ownership: The Applicant must notify the San Diego Water
Board of any change in ownership of the Project area. Notification of change in
ownership must include, but not be limited to, a statement that the Applicant has
provided the purchaser with a copy of the Section 401 Water Quality Certification
and that the purchaser understands and accepts the certification requirements and
the obligation to implement them or be subject to liability for failure to do so; the
seller and purchaser must sign and date the notification and provide such notification
to the San Diego Water Board within 10 days of the transfer of ownership.

2. Transfer of Mitigation Responsibility: Any notification of transfer of
responsibilities to satisfy the mitigation requirements set forth in this Certification
must include a signed statement from an authorized representative of the new party
(transferee) demonstrating acceptance and understanding of the responsibility to
comply with and fully satisfy the mitigation conditions and agreement that failure to
comply with the mitigation conditions and associated requirements may subject the
transferee to enforcement by the San Diego Water Board under Water Code section
13385, subdivision (a). Notification of transfer of responsibilities meeting the above
conditions must be provided to the San Diego Water Board within 10 days of the
transfer date.

3. Transfer of Post-Construction BMP Maintenance Responsibility: The Applicant
assumes responsibility for the inspection and maintenance of all post-construction
structural BMPs until such responsibility is legally transferred to another entity. At
the time maintenance responsibility for post-construction BMPs is legally transferred
the Applicant must submit to the San Diego Water Board a copy of such
documentation and must provide the transferee with a copy of a long-term BMP
maintenance plan that complies with manufacturer specifications. The Applicant
must provide such notification to the San Diego Water Board within 10 days of the
transfer of BMP maintenance responsibility.

Upon properly noticed transfers of responsibility, the transferee assumes responsibility
for compliance with this Certification and references in this Certification to the Applicant
will be interpreted to refer to the transferee as appropriate. Transfer of responsibility
does not necessarily relieve the Applicant of this Certification in the event that a
transferee fails to comply.

D. Discharge Commencement. The Applicant must notify the San Diego Water Board in
writing at least 5 days prior to the start of Project construction.

VIl. CALIFORNIA ENVIRONMENTAL QUALITY ACT COMPLIANCE

A. The City of San Diego is the Lead Agency under the California Environmental Quality
Act (CEQA) (Public Resources Code section 21000, et seq.) section 21067, and CEQA
Guidelines (California Code of Regulations, title 14, section 15000 et seq.) section
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15367, and filed a Notice of Determination dated August 2, 1999 for the Final
Environmental Impact Report (FEIR) titled Pacific Highlands Ranch (Subarea Ill)
Subarea Plan in the North City Future Urbanizing Area (State Clearing House Number
97111077). The Lead Agency has determined the Project will have a significant effect
on the environment and mitigation measures were made a condition of the Project.

B. The San Diego Water Board is a Responsible Agency under CEQA (Public Resources
Code section 21069; CEQA Guidelines section 15381). The San Diego Water Board
has considered the Lead Agency’s FEIR and finds that the Project as proposed will
have a significant effect on resources within the San Diego Water Board’s purview.

C. The San Diego Water Board has required mitigation measures as a condition of this
Certification to avoid or reduce the environmental effects of the Project to resources
within the Board’s purview to a less than significant level.

D. The Lead Agency has adopted a mitigation monitoring and reporting program pursuant
to Public Resources Code section 21081.6 and CEQA Guidelines section 15097 to
ensure that mitigation measures and revisions to the Project identified in the FEIR are
implemented. The Mitigation Monitoring and Reporting Program (MMRP) is included
and incorporated by reference in Attachment 3 to this Certification. The Applicant shall
implement the Lead Agency's MMRP described in the FEIR, as it pertains to resources
within the San Diego Water Board’s purview. The San Diego Water Board has imposed
additional MMRP requirements as specified in sections IV and V of this Certification.

E. As a Responsible Agency under CEQA, the San Diego Water Board will file a Notice of
Determination in accordance with CEQA Guidelines section 15096 subdivision (i).

SAN DIEGO WATER BOARD CONTACT PERSON

Alan Monji, Environmental Scientist
Telephone: 619-521-3968
Email: Alan.Monji@waterboards.ca.qov

WATER QUALITY CERTIFICATION

| hereby certify that the proposed discharge from The Eims and The lvy Project
(Certification No. R9-2014-0056) will comply with the applicable provisions of sections 301
("Effluent Limitations"), 302 ("Water Quality Related Effluent Limitations"), 303 ("Water
Quality Standards and Implementation Plans"), 306 ("National Standards of Performance"),
and 307 ("Toxic and Pretreatment Effluent Standards") of the Clean Water Act. This
discharge is also regulated under State Water Board Order No. 2003-0017-DWQ,
“Statewide General Waste Discharge Requirements for Dredged or Fill Discharges that
have Received State Water Quality Certification (General WDRs),” which requires
compliance with all conditions of this Water Quality Certification. Please note that
enroliment under Order No. 2003-017-DWQ is conditional and, should new information
come to our attention that indicates a water quality problem, the San Diego Water Board
may issue individual waste discharge requirements at that time.
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Except insofar as may be modified by any preceding conditions, all Certification actions are
contingent on (a) the discharge being limited to, and all proposed mitigation being
completed in strict compliance with, the applicants’ Project description and/or the
description in this Certification, and (b) compliance with all applicable requirements of the
Basin Plan.

I, David W. Gibson, Executive Officer, do hereby certify the forgoing is a full, true, and
correct copy of Certification No. R9-2014-0056 issued on December 22, 2014.

el w. S — 22 Dec. 201y

DAVID W. GIBSON Date
Executive Officer
San Diego Water Board




ATTACHMENT 1

DEFINITIONS

Activity - when used in reference to a permit means any action, undertaking, or project
including, but not limited to, construction, operation, maintenance, repair, modification, and
restoration which may result in any discharge to waters of the state.

Buffer - means an upland, wetland, and/or riparian area that protects and/or enhances aquatic
resource functions associated with wetlands, rivers, streams, lakes, marine, and estuarine
systems from disturbances associated with adjacent land uses.

California Rapid Assessment Method (CRAM) - is a wetland assessment method intended
to provide a rapid, scientifically-defensible and repeatable assessment methodology to monitor
status and trends in the conditions of wetlands for applications throughout the state. It can
also be used to assess the performance of compensatory mitigation projects and restoration
projects. CRAM provides an assessment of overall ecological condition in terms of four
attributes: landscape context and buffer, hydrology, physical structure and biotic structure.
CRAM also includes an assessment of key stressors that may be affecting wetland condition
and a "field to PC" data management tool (€CRAM) to ensure consistency and quality of data
produced with the method.

Compensatory Mitigation Project - means compensatory mitigation implemented by the
Applicant as a requirement of this Certification (i.e., applicant -responsible mitigation), or by
A mitigation bank or an in-lieu fee program.

Discharge of dredged material — means any addition of dredged material into, including
redeposit of dredged material other than incidental fallback within, the waters of the United
States and/or State.

Discharge of fill material — means the addition of fill material into waters of the United States
and/or State.

Dredged material — means material that is excavated or dredged from waters of the United
States and/or State.

Ecological Success Performance Standards — means observable or rneasurable physical
(including hydrological), chemical, and/or biological attributes that are used to determine if a
compensatory mitigation project meets its objectives.

Enhancement — means the manipulation of the physical, chemical, or biological
characteristics of an aquatic resource to improve a specific aquatic resource function(s).
Enhancement results in the gain of selected aquatic resource function(s), but may also lead to
a decline in other aquatic resource function(s). Enhancement does not result in a gain in
aquatic resource area.

Establishment — means the manipulation of the physical, chemical, or biological
characteristics present to develop an aquatic resource that did not previously exist. Creation
results in a gain in aquatic resource area.




Fill material — means any material used for the primary purpose of replacing an aquatic area
with dry land or of changing the bottom elevation of a water body.

. Isolated wetland — means a wetland with no surface water connection to other aquatic
resources.

Mitigation Bank — means a site, or suite of sites, where resources (e.g., wetlands, streams,
riparian areas) are restored, established, enhanced, and/or preserved for the purpose of
providing mitigation for impacts authorized by this Certification.

Preservation - means the removal of a threat to, or preventing the decline of, aquatic
resources by an action in or near those aquatic resources. This term includes activities
commonly associated with the protection and maintenance of aquatic resources through the
implementation of appropriate legal and physical mechanisms. Preservation does not result in
a gain of aquatic resource area or functions.

Re-establishment - means the manipulation of the physical, chemical, or biological
characteristics of a site with the goal of returning natural/ historic functions to a former aquatic
resource. Re-establishment results in rebuilding a former aquatic resource and results in a
gain in aquatic resource area and functions.

Rehabilitation - means the manipulation of the physical, chemical, or biological characteristics
of a site with the goal of repairing natural/ historic functions to a degraded aquatic resource.
Rehabilitation results in a gain in aquatic resource function, but does not result in a gain in
aquatic resource area.

Restoration - means the manipulation of the physical, chemical, or biological characteristics of
a site with the goal of returning natural/historic functions to a former or degraded aquatic
resource. For the purpose of tracking net gains in aquatic resource area, restoration is divided
into two categories: re-establishment and rehabilitation.

Start of Project Construction - For the purpose of this Certification, "start of Project
construction" means to engage in a program of on-site construction, including site clearing,
grading, dredging, landfilling, changing equipment, substituting equipment, or even moving the
location of equipment specifically designed for a stationary source in preparation for the
fabrication, erection or installation of the building components of the stationary source within
waters of the United States and/or State.

Uplands - means non-wetland areas that lack any field-based indicators of wetlands or other
aquatic conditions. Uplands are generally well-drained and occur above (i.e., up-slope) from
nearby aquatic areas. Wetlands can, however, be entirely surrounded by uplands. For
example, some natural seeps and constructed stock ponds lack aboveground hydrological
connection to other aquatic areas. In the watershed context, uplands comprise the landscape
matrix in which aquatic areas form. They are the primary sources of sediment, surface runoff,
and associated chemicals that are deposited in aquatic areas or transported through them.

Water quality objectives and other appropriate requirements of state law — means the
water quality objectives and beneficial uses as specified in the appropriate water quality control
plan(s); the applicable provisions of sections 301, 302, 303, 306, and 307 of the Clean Water
Act; and any other appropriate requirement of state law.
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ATTACHMENT 2
PROJECT FIGURES AND PLANS

Project Figures

Recon Figure 1, Regional Location

Latitude 33 Planning and Engineering, Figure 1
Latitude 33 Planning and Engineering, Figure 2
Recon Figure 4, Existing Biological Resources
Taylor Morrison, Grading Plans

oD~

Mitigation Figures
1. Dudek Figure 1, Regional Map
2. Dudek Figure 2, Vicinity Map
3. Dudek Figure 4, Restoration Plan
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Water Quality Technical Report- The EIm & The lvy Development

2. PROJECT DESCRIPTION

2.1 Project Location/Setting

The Elms & The lvy Development is located in the City of San Diego, within the Carmel Valley
Community. It is approximately 5 miles west of Interstate 15 along State Route 56.

The project area consists of a portion of Parcel 2 of Parcel Map 12337. More particular
described as Parcel 2 of Parcel Map 12337, in the City of San Diego, County of San Diego, State
of California, Filed in the office of the County Recorder of San Diego County, September 24,
1982 as File No. 82-296204 of Official Records. It is designated as Assessor’s Parcel Number
305-021-24. Refer to the vicinity map below.

Figure 1: Vicinity Map
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Water Quality Technical Report- The EIm & The Ivy Development
2.2 Project Description

The existing site is zoned RT-1-2 (Residential Townhome), OC-1-2 (Open Space, Conservation),
AR-1-1 (Agricultural), and RM-1-2 (Residential Multiple). The 30.42-acre site currently is
undeveloped, with vegetation and cascading hills.

Taylor Morrison of CA, LLC is seeking approval for the development of 146 single family lots, 1
multi-family lot (with 28 units), and several lots containing park and open space amenities.
Refer to the proposed illustrative below.

Figure 2: Project Aerial

LATITUDE 33 PLANNING & ENGINEERING
April 2013
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(RM 1-2 & RT 1-2 ZONES) |[114-136, 138—146 FLOOR AREA RATIO (FAR): 0.47, (MAX. FOR RT-1-2: 0.95) (MAX. FOR RM-1-2: 0.90)
R/W R/W BUILDING HEIGHT 1-59, 60—146 -
I o 50’ % _ (RM 1-2 & RT 1-2 ZONES) |LOT 147 (AFFORDABLE HOUSING) O o oory chrue 1O %,’;g% A
10’ 15 15’ 10f] GARAGE REGULATIONS NUMBER OF PROPOSED AFFORABLE UNITS ON SITE: 28
- — — — — (RM 1—2 & RT 1-2 zoNEs) |LOT 147 (AFFORDABLE HOUSING) TOTAL NUMBER OF UNITS PROVIDED ON THE SITE: 174
4.5 |55 55|, 45 NARRATIVE DRIVEWAY WIDTHS 24, 56, 78, 91, 92 PROPOSED DEVELOPMENT REGULATIONS AFFORDABLE HOUSING PARKING CALCULATIONS
- - - - PARKING | PARKING SPACE
146 SINGLE RESIDENTIAL UNIT LOTS WALL HEIGHT SEE GRADING NOTE 13 LARGE LOT SMALL LOT Z%gER OF Ao | REQUIRED A PARKING REQUIREMENTS
; ) 1 MULTI-FAMILY RESIDENTIAL UNIT LOT FRONT SETBACK: PROPOSED: VAREES  PROPOSED: VARES TABLE 142-05D REDUCED
I I 1 CONSERVATION/OPEN SPACE LOT (SEE LOT TYPICAL) ~ (SEE LOT TYPICAL) 2-BEDROOM FLAT| 20 1.3 26 PARKING DEMAND
21 MAN 2% 2% L% /1 vax LOT ACREAGE SUMMARY SIDE SETBACK: PROPOSED: 5° PROPOSED: 5' 3—BEDROOM FLAT| 8 1.75 14
' T . I = PROJECT TEAM LOT No. | LOT SIZE (SF) | AcRES LOT DESCRIPTION OWNER STREET SIDE SETBACK: PROPOSED: MIN. 5°  PROPOSED: MIN. 5’ TOTAL 40
: REAR YARD: PROPOSED: MIN. 10'  PROPOSED: MIN. 3’
0" 1-59 | 2,500-4,900 |0.06-0.11 RESIDENTIAL RESIDENTIAL NUMBER OF UNITS | VISITOR PARKING | VISTTOR PARKING | STAFF PARKING | STAFF PARKING
: TAYLOR MORRISON OF CA, LLC _ — _ RATIO REQUIRED RATIO REQUIRED
OWNER /DEVELOPER: 8105 IRVINE. CENTER DRIVE. SUITE. 1450 60-146 | 4000-6,000 [0.09-0.14 RESIDENTIAL RESIDENTIAL 8. BRUSH MANAGEMENT ZONE IS APPLICABLE FOR THIS PROJECT. SAN DIEGO FIRE-RESCUE DEPARTMENT 5 015 42 005 o
4 pec 0 | 4" pcc RVINE, CA 92618 ’ 147 129,000 2.96 MULTI-FAMILY RESIDENTIAL MULTI-FAMILY RESIDENTIAL REQUIRES 100’ BRUSH MANAGEMENT ZONE, SEE SHEET LANDSCAPE PLANS (SHEETS 7-9). : '
SIDEWALK }1 Lgn PYC SIDEWALK (949)341-1289  FAX (949)341-1400 A 11,350 0.26 PRIVATE DRIVE/GENERAL UTILITY EASEMENT HOA NUMBER OF ASSIGNED ADDITIONAL PARKING REQUIRED | TOTAL NUMBER OF PARKING
” g "G” SPACES REQUIRED
6" TYPE "C” CURB g;all?l\ly gE MZ:_\l‘/:\)c mﬁ R/ER g{ GTJiTEERG CURB ARCHITECT: BASSENIAN LAGONI B 2,020 0.05 PRIVATE DRIVE/GENERAL UTILITY EASEMENT HOA GRADING PARKII:? :EOUIRED PARI;/I;/G RATIO | IF ASSIGNED P::glNG (GARAGE) 5051)’
& GUTTER 2031 ORCHARD DRIVE, SUITE 100 PRIVATE DRIVE/GENERAL UTILITY EASEMENT : : :
MAIN NEWPORT BEACH, CA 92660 ¢ 1,950 0.04 / HOA 1 TOTAL AMOUNT OF SITE TO BE GRADED: 29.7 ACRES ®PER CALDAG 3 ACCESSIBLE SPACES ARE REQUIRED, 1 OF WHICH IS A VAN SPACE
1ps s (949) 553-9100 EXT. 244 D 1.050 0.02 PRIVATE_DRIVE/CENERAL UTILITY EASEMENT HOA 2. PERCENT OF TOTAL SITE GRADED: 100%
RESIDENTIAL STREETS 'A'—'E’ (TYPICAL SECTION) ' c 12,680 0.29 PRIVATE DRIVE,/GENERAL UTILITY EASEMENT HOA : ; NUMBER OF UNITS | MOTORCYCLE | MOTORCYCLE PARKING |  c\0TORCYCLE PARKING IS
LANDSCAPE: SUA, INC. 3. AMOUNT OF EXISITING SITE WITH 25 PERCENT SLOPES OR GREATER: 0.00 ACRES BY BEDROOM TYPE | RATIO REQUIRED
PER CITY OF SAN DIEGO STREET DESIGN MANUAL IN ADDITION TO THE TOTAL
31726 RANCHO VIEJO ROAD, SUITE 201 F 12,580 0.29 PRIVATE DRIVE/GENERAL UTILITY EASEMENT HOA
TWO LANE RESIDENTIAL LOCAL. URBAN PARKWAY CONFIGURATION ‘ 4. PERCENT OF THE EXISTING SLOPES STEEPER THAN 25% TO BE GRADED: 0% 20 0.1 2 NUMBER OF REQUIRED
. SAN JUAN CAPISTRANO, CA 92675 G 6,510 0.15 PRIVATE DRIVE/GENERAL UTILITY EASEMENT HOA 8 0.1 1 PARKING SPACES
(760) 908-8566 ' : 5. AMOUNT OF PROPOSED SITE WITH 25 PERCENT SLOPES OR GREATER: 2.9 AC. TOTAL 3
R /W R W CIVIL: LATITUDE 33 PLANNING & ENGINEERING H 17,260 0.40 PRIVATE DRIVE/GENERAL UTILITY EASEMENT HOA 6. PERCENT OF THE PROPOSED SITE WITH 25% SLOPES OR STEEPER: 12%
S 5355 MIRA SORRENTO PLACE, SUITE 650 I 3,050 0.07 PARK HOA . TOTAL PARKING AT THE ELMS AND THE IVY
B 24, 26", 30 _ SAN DIEGO, CA 92121 ’ o0 e p——— oA 7. AMOUNT OF CUT: 180,000 CUBIC YARDS. TOTAL PARKING AT THE AFFORDABLE HOUSING EQURED _PROVIDED
GENERAL UTILTY EASEMENT (858) 751-0633 FAX (858) 751-0634 13’430 ‘ 8. AMOUNT OF FILL: 189,000 CUBIC YARDS. STANDARD spaces  TEQYIRED  PROVIDED GARAGE SPACES 292 292
K . 0.31 WATER TREATMENT HOA e . ~
¢ 91,170 PARK/WATER TREATMENT , ADJACENT TO SIDE
T, R E T L : 2.09 HOA 10. MAXIMUM HEIGHT OF CUT SLOPE(S): 28’ FEET 2:1 SLOPE RATIO MOTORCYCLE SPACE 3 3 - 157
<12, 13, 15| 12, 13, 15 GSF /ACRES : : g : TOTAL 53 780 YARD & OPEN SPACE
= T FLOOR AREA RATIO 0.39 rfa M 430 0.01 LINEAR PARK HOA 11. AMOUNT OF IMPORT/EXPORT SOIL: 9,000 CUBIC YARDS : IMPORT TOTAL 292 525
PARK WATER TREATMENT ' A : PSUBJECT TO CHANGE PENDING FINAL DESIGN. WILL
PLANTER op anTER OF CONSTRUCTION TYPE: RESIDENTIAL N 4170 0.10 HOA 12. RETAINING/CRIB WALLS: HOW MANY: 3,065 LF,  MAX. HEIGHT: 15’ NOT BE LESS THAN THE REQUIRED 53 SPACES.
DRIVEWA v , PORIVEWAY OCCUPANCY TYPE-  ReSDENTAL SNGLE £ WULT UNITS o 4,090 0.10 PARK HOA NOTE: ADDITIONAL WALLS UNDER 5’ IN HEIGHT MAY BE REQUIRED IN RESIDENTIAL AREAS BASED ON PRECISE GRADING.
) : P 1,890 iy PARK sl 13. DEVIATION REQUEST FOR THIS PROJECT TO EXCEED THE 12' MAXIMUM RETAINING WALL HEIGHTS OUTSIDE OF SETBACKS. Prepared By Revision 14:
?N chigK’;VAéN;ﬁ?DE ﬁ% E\{i{ITH EXISTING ZONING: RT—1—2 0C—1—1, AR—1—1, & RM—1—2 0 7,420 0.17 PARK/WATER TREATMENT HOA PROJECT PROPOSES 15' MAXIMUM WALL HEIGHTS. Name: LATITUDE 33 PLANNING & ENGINEERING meavision 13-
6" CURB PAINTED RED WITH R 1.210 0.03 PARK HOA 14. IN AREAS WHERE GRAVITY SEWER PIPES ARE INSTALLED IN COMPACTED FILL, DIFFERENTIAL SETTLEMENT CAN OCCUR. Address: 5355 MRA SORRENTO PLACE, SUITE 650 o _ . . ..
"NO PARKING FIRE LANE” 5-1/2" PROPOSED ZONING:  RT-1-2, 0C-1-1, AR-1-1, & RM—1-2 S 9810 0.23 PARK WATER TREATMENT oA MODIFIED COMPACTION RATES AND/OR PROJECT MONITORING SHALL BE CONDUCTED TO ENSURE ANTICIPATED SAN DIEGO. CA 92121 _ '
§ CONCRETE ’ : SETTLEMENT WILL NOT EXCEED 1/2-INCH OVER A HORIZONTAL DISTANCE OF 100 FEET. ’ Revision 11:
gEWTE\/éc PROPOSED USE: A RESIDENTIAL DEVELOPMENT T 107,850 2.48 CONSERVATION,/OPEN SPACE LOT HOA Phone #: (858) 751-0633 Revision 10:
MAIN U 320 0.01 LINEAR PARK HOA Project Address: Revision 9:
L ¥ 220 0.01 LINEAR PARK LA SOUTHEAST CORNER OF CARMEL VALLEY ROAD Revision 8-
PRIVATE DRIVE ‘A’="H’ (TYPICAL SECTION) " 530 0.01 LINEAR PARK HOA PREPARED IN THE OFFICE OF: AND LOPELIA MEADOWS PLACE Revision 7:
PER CITY OF sTAVyO Lzlfﬁkq ﬂfg;'r DESIGN MANUAL " P 01 INEAR PARK O : Revision 6:
Y 330 0.01 LINEAR PARK HOA 7T Project Name: Revision 5&:
A S NN isi . 11-14-2013
z 510 0.01 LINEAR _PARK HOA 1413 7T TN\ THE ELMS AND THE IVY DEVELOPMENT  Revision = 4:
A Revision 3: 08-14-2013
| VESTING TENTATIVE MAP NO: Revicion 2. 04—11-2013
ndland Engingering PLANNED DEVELOPMENT PERMIT NO: Revision 1:_ 10-18-2012
[ [ [ [ [ ina Sorrgnto Plack, 650
taylor THE ELMS AND THE IVY DEVELOPMENT T
s __ - - - - - \858-75% P . 09-24-2012
morrison N W NEIGHBORHOOD USE PERMIT NO: Original Date:
/ 4 4 . |E:
S AN DIEG O, CALIFORNIA Sheet Title: sheet | o 56
Homes Inspired by You VESTING TENTATIVE MAP
JM KILGORE RCE 46692 COVER SHEET DEP#

REG. EXPIRES 6—-30-2015

H: \1100\1114.00\ M\ 1114—TMO1 COVER SHEET.DWG 1,/22/2014 8:32:04 AM



N\"\\‘\

N

A\

“\

f \
‘\ C

\ A \ — 3 ° \ .

BASIS OF BEARINGS:

THE BASIS OF BEARINGS FOR THIS SURVEY IS THE WESTERLY
BOUNDARY LINE OF COSTA DEL SOL UNIT NO. 1 AS SHOWN ON
TRACT MAP NO. 14323 FILED IN THE OFFICE OF THE COUNTY
RECORDERS OFFICE OF SAN DIEGO COUNTY. DECEMBER 24, 2001.

LE. N 16°35'15" W

==

\

CONC“BROW DITCH "
2’ NW OF PL) Q
O

CHAIN LINK FENCE | [\

_ CL OF OLD| SURVEY 57
(40’ WIDE PUBLIC ROW BLACK MO
PER ROS 7822 &P

DGE/INT-PL HERE

AN
w
30/ WIDE ACGESS & UTILITY EASEMENT

ITEMS CORRESPONDING TO SCHEDULE "B”:

ITEM

DESCRIPTION

ACTION

PROPERTY TAXES, INCLUDING ANY ASSESSMENTS COLLECTED WITH TAXES, FOR THE FISCAL YEAR 2012 —
2013 THAT ARE A LIEN NOT YET DUE. (NOT SURVEY MATTER)

PROPERTY TAXES, INCLUDING ANY PERSONAL PROPERTY TAXES AND ANY ASSESSMENTS COLLECTED WTH
TAXES, FOR THE FISCAL YEAR 2011 — 2012 1ST INSTALLMENT: $7,937.67 (PAID) 2ND
STALLMENT: $7,937.67

PENALTY AND COST: $803.76 (DUE AFTER APRIL 10) HOMEOWNERS EXEMPTION: $NONE
CODE AREA: 08119 ASSESSORS PARCEL NUMBER: 305-021-24 (NOT A SURVEY MATIER)

THE LIEN OF SUPPLEMENTAL TAXES, IF ANY, ASSESSED PURSUANT TO THE PROVISIONS OF CHAPTER 3.5
(COMMENCING WITH SECTION 75) OF THE REVENUE AND TAXATION CODE OF THE STATE OF CALIFORNIA
(NOT A SURVEY ITEM)

RIGHTS OF THE PUBLIC IN AND TO THAT PORTION OF OLD SURVEY NO. 57 (ALSO KNOWN AS BLACK
MOUNTAIN ROAD) PER BOOK 7, PAGE 200 OF SUPERVISORS MINUTES DATED FEBRUARY 27, 1886. (AS
SHOWN ON SURVEY)

TO BE VACATED
BY FINAL MAP

?

AN EASEMENT GRANTED TO THE CITY OF SAN DIEGO FOR THE PURPOSE OF A PUBLIC STREET RECORDED
SEPTEMBER 1, 1982 AS INSTRUMENT NO. 82-271464 OF OFFICIAL RECORDS. (AS SHOWN ON SURVEY)

TO REMAIN

?

THE EFFECT OF THE FOLLOWING RECITAL CONTAINED ON PARCEL MAP NO. 12337

"THIS MAP IS BEING FILED FOR FINANCING PURPOSES ONLY AND WILL HAVE NO PUBLIC IMPROVEMENT
REQUIREMENTS, NO BUILDING PERMITS ARE TO BE ISSUED FOR THE LOTS OR PARCELS CREATED BY THIS
MAP. THE RECORDING OF A SUBSEQUENT MAP IS REQUIRED BEFORE BUILDING PERMITS CAN BE ISSUED".

?

THE TERMS AND PROVISIONS CONTAINED IN THE DOCUMENT ENTITLED “PLANNED RESIDENTIAL
DEVELOPMENT PERMIT NO. 83—0896” RECORDED DECEMBER 3, 1984 AS FILE NO. 84—449958 OF OFFICIAL
RECORDS AND AMENDED BY INSTRUMENTS RECORDED JULY 20, 1986 AS FILE NO. 86—305146 AND
JANUARY 27, 1987 AS FILE NO. 87—043289, BOTH OF OFFICIAL RECORDS. (NOT A SURVEY MATTER)

?

INTENTIONALLY OMITTED.

?

AN EASEMENT FOR THE PURPOSE SHOWN BELOW AND RIGHTS INCIDENTAL THERETO, AS SET FORTH IN A

DOCUMENT PURPOSE: ROAD AND PUBLIC UTILITIES, AS GRANTED/RESERVED BY VARIOUS INSTRUMENTS OF
RECORD, ONE OF WHICH WAS RECORDED AUGUST 8, 1989 AS INSTRUMENT NO. 89—-421344 OF OFFICIAL

RECORDS, (AS SHOWN ON SURVEY)

TO BE VACATED
BY FINAL MAP

AN EASEMENT GRANTED TO CITY OF SAN DIEGO FOR THE PURPOSE OF PUBLIC STREET RECORDED
SEPTEMBER 28, 2001 AS INSTRUMENT NO. 2001—0703105 OF OFFICIAL RECORDS. (AS SHOWN ON
SURVEY)

TO REMAIN

THE FACT THAT THE OWNERSHIP OF SAID LAND DOES NOT INCLUDE RIGHTS OF ACCESS TO OR FROM THE
STREET, HIGHWAY, OR FREEWAY ABUTTING SAID LAND, SUCH RIGHTS HAVING BEEN SEVERED FROM SAID
LAND BY THE DOCUMENT. RECORDED APRIL 20, 2005 AS INSTRUMENT NO. 2005-0337821 OF OFFICIAL

RECORDS. (AS SHOWN ON SURVEY)

TO REMAIN

?

AN EASEMENT PURPOSES OF DRAINAGE STATED HEREIN, AND INCIDENTAL PURPOSES, CONDEMNED BY
FINAL DECREE. CASE NO. GIC 771354 RECORDED. APRIL 20, 2005 AS INSTRUMENT NO. 005-0337821 OF

OFFICIAL RECORDS, (AS SHOWN ON SURVEY)

TO BE VACATED
BY FINAL MAP

?

INTENTIONALLY OMITTED.

?

A PENDING ASSESSMENT FOR THE DISTRICT SHOWN BELOW. WHEN NOTICE OF THE ASSESSMENT IS
RECORDED WITH THE COUNTY RECORDER THE ASSESSMENT SHALL BECOME A LIEN ON SAID LAND

DISTRICT COMMUNITY FACILITIES DISTRICT NO. 99—1 SAN DIEGUITO UNION HIGH SCHOOL DISTRICT

DISCLOSED BY ASSESSMENT DISTRICT BOUNDARY RECORDED: JULY 29, 2005 AS INSTRUMENT NO.
2005—-0645812 OF OFFICIAL RECORDS. (NOT A SURVEY MATTER)

¥

A PENDING ASSESSMENT FOR THE DISTRICT SHOWN BELOW. WHEN NOTICE OF THE ASSESSMENT IS
RECORDED WITH THE COUNTY RECORDER THE ASSESSMENT SHALL BECOME A LIEN ON SAID LAND.
DISTRICT:. PACIFIC HIGHLANDS RANCH FACILITIES BENEFIT ASSESSMENT DISCLOSED BY ASSESSMENT
DISTRICT DIAGRAM RECORDED: AUGUST 30, 2006 AS INSTRUMENT NO. 2006—0619255 OF OFFICIAL
RECORDS. (NOT A SURVEY MATTER)

?

AN EASEMENT GRANTED TO CITY OF SAN DIEGO, A MUNICIPAL CORPORATION FOR PURPOSE OF A PUBLIC
STREET RECORDED FEBRUARY 9, 2007; AS INSTRUMENT NO. 2007-0092182 OF OFFICIAL RECORDS. (AS
SHOWN ON SURVEY)

TO REMAIN

A PENDING ASSESSMENT FOR THE DISTRICT SHOWN BELOW. WHEN NOTICE OF THE ASSESSMENT IS
RECORDED WITH THE COUNTY RECORDER THE ASSESSMENT SHALL BECOME A LIEN ON SAID LAND.

DISTRICT: PACIFIC HIGHLANDS RANCH FACILITIES BENEFIT ASSESSMENT PLAT NO. 4093 DISCLOSED BY
ASSESSMENT DISTRICT DIAGRAM RECORDED DECEMBER 20, 2007 AS INSTRUMENT NO. 2007—-0784225 OF

OFFICIAL RECORDS. (NOT A SURVEY MATTER)

INTENTIONALLY OMITTED.

MATTERS WHICH MAY BE DISCLOSED BY AN INSPECTION AND/OR BY A CORRECT ALTA/ACSM LAND TITLE
SURVEY OF SAID LAND THAT IS SATISFACTORY TO THIS COMPANY, AND/OR BY INQUIRY OF THE PARTIES
IN POSSESSION THEREOF. (AS SHOWN ON SURVEY)

PIPIP|®

ANY RIGHTS OF PARTIES IN POSSESSION OF SAID LAND, BASED ON ANY UNRECORDED LEASE, OR LEASES.

THIS COMPANY WILL REQUIRE A FULL COPY OF ANY UNRECORDED LEASE, TOGETHER WITH ALL
SUPPLEMENTS, ASSIGNMENTS, AND AMENDMENTS FOR REVIEW. (NOT SURVEY MATIER)
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Homes Inspired by You

0

BY: CHICAGO TITLE COMPANY ORDER NO. 930022752-U50
2365 NORTHSIDE DRIVE, STE. 500 TITLE OFFICER — TOM VOTEL/KEN CYR
SAN DIEGO, CA 92108 EMAIL: votel@ctt.com & ken.cyr@ctt.com
(619) 521-3400 DATED — MARCH 06, 2012

LEGEND:

AC — ASPHALTIC CONCRETE
AD — AREA DRAIN

APN — ASSESSOR'S PARCEL NUMBER
ARV — WATER AIR VACUUM RELEASE
CPS CATHODIC PROTECTION STATION
CV —COMMUNICATION VAULT L L/ /L — RESTRICTED ACCESS
D — GRATED DRAIN

DG — DECOMPOSED GRANITE

——— — PROPERTY BOUNDARY

EASEMENT LINE

E — EAST _

EC — ELECTRIC CLOSET — X=X=X—= CHAIN LINK  FENCE

EB — ELECTRIC PULL BOX

FH — FIRE HYDRANT

FSBF— FIRE SERVICE BACKFLOW ( f—o — STREET LIGHT

GM — GAS METER

GP — GAURD POST

L/A — LANDSCAPE AREA — CONCRETE

MB — MAILBOX

MH — MANHOLE

MHR — METAL HAND RAILING Y — FOUND 1" IRON PIPE W/CITY ENGR TAG PER
MS —MONUMENT SIGN ROS 18589, UNLESS OTHERWISE NOTED
N — NORTH

PA — WALLED PLANTER AREA

PL — PROPERTY LINE n — FOUND LEAD & DISC W/TAG
ROW —RIGHT OF WAY "S 7322 AS NOTED

S — SOUTH

SCO-SEWER CLEAN OUT

SDIMH — STORM DRAIN INLET W/MANHOLE ( ) — DISTANCES PER RECORD MAPS
SDO — STORM DRAIN UNDERWALK OUTLET

SDGEMH — SDG&E MANHOLE

SDGEV — SDG&E VAULT - — SIGN

S — SIGN

SLB — STREET LIGHT PULLBOX STATEMENT OF ENCROACHMENTS:

SMH — SEWER MANHOLE
TCR — TELE/COMM RISER

TMH — TELEPHONE MANHOLE
TSB — TRAFFIC SIGNAL BOX

TR — TRANSFORMER ZONING DESIGNATIONS
UC — UTILITY CLOSET

%V - le_;/%/TY VAULT ZONE: RT-1-2 (RESIDENTIAL TOWNHOUSE)
WMH — WATER MAN HOLE 0C—1-1 (OPEN SPACE—CONSERVATION)

WM — WATER METER

BLOCK WALL/FENCE AND/OR COLUMN
TE — TRASH ENCLOSURE @ EncroacHES ONTO SUBJECT PROPERTY

WV — WATER VALVE AR—1—1 (AGRICULTURAL—RESIDENTIAL)

RM—1-2 (RESIDENTIAL—MULTIPLE UNIT)
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Prepored By: Revision

Name: LATITUDE 33 PLANNING & ENGINEERING

Address: 9355 MIRA SORRENTO PLACE, SUITE 650
SAN DIEGO, CA 92121

Phone #: (858) 751-0633
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300.07C c 1.2% | 8" PVC PIPE 291.5/E PAD ELEVATION 290.3 \ N \ — X o \o06.5 - 311.3 . \ | | \
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294 ORIM ¢ .02 | 8" pvc PIPE ot o PROFOSED STORM DRAIN = \ { < | CBIH\ 30,0 —
: o 07% | & Pve PPE 9 | 2844 PROPOSED CURB INLET [9 7 \ 305.6 — =
294.5TC s 505 68> 0 =
290, OIF - 293,20 PROPOSED CATCH BASIN [o] 07~:87% | /
; H 0% |8 PvC PIPE 10| 283.3€ -  _*e 3052 L= R
295-oRIM . : PROPOSED GRATE INLET [ y - 67D b
287.6IE HH 0.7% 8" PVC PIPE 294.9RIM — / 3048 )
295.8RIM » 281.9IE FILTERRA, OR EQUAL - \ -
o I 1.0% |8 PVC PIPE \¢ P 55 3
. » \0 N 7. / ’\'\
06570 P 0.7% | & Pve PIPE 12 gg;;.;;lgw PROPOSED BROW DITCH = . S Y ~ R 30t 4 % , 7
290.0IE : ; . X
95 ORI J 0.8% | 8" PVC PIPE 5| z96.9Rm PROPOSED DRAINAGE FLOW 2.5% y 7 / < | ARG
24 ¢ ' N // =3 7
291.0F W | o7 |8 pvecpPE 279.1E PROPOSED HEAD WALL | ~ - % % 3041 gy AR\
298.5TC p ez | o 4 | 297.2Rm N Y / LA
292.0IF 6% | 8" PVC PIPE 278.8E PROPOSED CURB RAMPS PN & 7 5 V
298.0RIM KK 1.1% " g Nz o £} W
207 BIF 10" PVC 15 297.3RIM SECTION DETAIL CALLOUT & AR { / 303.7 . - y \ 121
: ; 278.8IE S NG X 717 N\ X3 MH 19
o) 298.5RIM L 0.6% | 8" PVC PIPE D) 7 3¢ AK p 2 302.0
2/ 292 OIF m e pp—— 6 | 298.0RM 5 \ 2 <S 63D\ 2. 303.3 \
512,07 1% 277.9IE SEE DETAIL, ON SHEET NO. —7 £ DETAIL: 7 o P ] s 303.3 110 N 750
306.0E M 0.7% | 8" PVC PIPE 17 | 303.5RM "TURN 2 4 207 302.3 a 9 307 o
292.4IE : ON 5 g7 o / ,
304.0RIM N | osx |& PvcrrE GRADING AND UTILITY NOTES: /W20 ™ N 2
298.3IE 299.5RIM . ~ N ' / 9/ 302.0 2 119
0 1.0% | 8" PVC PIPE 18 | 290.2 [4] PROPOSED 8" SEWER STUB FOR FUTURE DEVELOPMENT. - 3 c 301.4 |
30 NOT USED ~ ) 61 / MH 24 X 300.2
g P 1.2% | 8" PVC PIPE 19 ggg.g;?ElM PROPOSED SEWER MANHOLE TO SERVICE PRIVATE DRIVE ‘A’ LATERALS, COVEYS EFFLUENT NORTH. < A $ A s /) ?/, 08 11 oy
31 NOT USED . - g 2 ) ‘ @
Q 1.2% | 8" PVC PIPE 299, 7RIM PROPOSED 8" PVC SEWER DRAINING SOUTH, TO BE PLUGGED AT MANHOLE 15 AND ABANDONED IN S MH 25— 301.7 | 301.0 . 118
293.0RIM . 20 ' PLACE UPON CONNECTION TO THE FUTURE DEVELOPMENT TO THE WEST. ¢ i X 2994
285.0IE R 1.4% 8" PVC PIPE 289.1IE P > 60 / 7 14 )
293,571 S 7% | 8" PvC PIFE o | 308.7RM [D] PROPOSED PRIVATE PUMP STATION TO FORCE MAIN. / X 7 A £3302.0) (1Y 120 300 2 71
. 301.5
259.0IF - 0% |8 Pve PFE 2971 PROPOSED SEWER MANHOLE PLUGGED AT WEST SIDE, UPON COMPLETION OF FUTURE DEVELOPMENT, — & 54 = Y \ 13 08y 298.6
293.5RIM 59 | 305.9RM 8” SEVER PVC SEWER CONNECTION TO WEST TO BE PUNCHED OUT AND 8" SEWER PVC =0 : MH 26 ; 3 11
284.5IE U 1.02 | 8° pvc PIPE 295.1IE CONNECTION TO SOUTH TO BE PLUGGED. R 16 301. 1
296.0RIM 3.5% v ) | 10 299.4 Q98¢ 23
35 : 29
v 1.0% | 8" PVC PIPE 302.0RIM F] CONNECT FORCE MAIN TO EXISTING MANHOLE (IE=296.30). = - \ N
(36) 2299255;@ - 23 | 292.5E ( ‘ 7 I | ﬁ_ SR 3Q0 y " i 104 116 22
36 296.51C W 1.0% |8 PVC PIPE e | 299.57M [G] CONNECT SEWER MAIN TO EXISTING MAIN IN VILLAGE CENTER LOOP ROAD (IE=267.20). 2 7 | \ 300 1 29876/ <3 . g
296.0TC X 1.0% | 8" PVC PIPE 290.5lE PROPOSED SEWER EASEMENT, WIDTH VARIES BASED UPON VARIABLE DEPTH OF MAIN. “C50 X3 = I o5 /oD P oy i U
292.0IE ,, 300.4RIM B A
995 BRI Y 1.0% | 8" pPvC PIPE 25 | 9890 PROPOSED INGRESS/EGRESS PRIVATE DRIVEWAY AND GENERAL UTILITY EASEMENT. | 301.4 g MH /27 P NN - 298.2 (964* MH 87 3% =
’ . ] / TR S KNS
291.5E 0% , ah ‘ % N 7%
Z | M0% [SPVCPPELL o | 300.5RM PROPOSED 8” PVC WATER (PUBLIC) | CEDEENS s 3 7 & SoAN
295.0RIM 288.61E | n q‘ 07 5 e EN/ T 21
291.0IF (PRIVATE) P, CONNECT 8” PVC WATER TO EX. WATER MAIN. | \\ 5011 L™ 30171 g 9 &% 707
292.0RIM 27 | 288.1E oy el | |G g | —— L KXo N N S Toe o
290.5FL O SEWER DATA (SDR-35) PROPOSED SEWER MANHOLE TO CONVEY EFFLUENT FROM PRIVATE DRIVE ‘A’ TO MANHOLE 15 TO Sl Q %3 N A o (13
298.0RIM 28 | 299.1RM THE WEST. | &\ 5008 | L2, 0 S 20077 50
293.2FL 286.4IE 2w 1300.8 o = IS
NO. | SLOPE | REMARKS [M] PARK AREA PER LANDSCAPE PLANS. = ol | ob RN 7, SN
294.07G . 29 | 295.9RM N 13 2 54 29 56 42 MH 9T AN \
293.2F1 MM_| 1.0 |8 PvC PIPE 284.7E [N] PARK/WATER TREATMENT AREA PER LANDSCAPE PLANS. SEE DETAIL(S): "CURB CUT AND = 300.5 < 299.3 12975 [C57 Y a
295.0RIM NN 102 | 8" PvC PIPE BIO—RETENTION” AND "BIO-RETENTION” ON SHEET 5. R 300.5 29.5 /(58 ,
. 285.0IF '° 30 | Z353RM =k : 555 1C59 / e
256.ORIM 00 1.02 | 8" PVC PIPE : [0] 18'x10° TRASH ENCLOSURE. < — P 294.9 d 4144 /05(?
249, 5IF - 3 | 296.7RM N | b2 T — o X4 SIS RS
001 1.0 |8” PVC PIPE 288.61E [P] SEE LETTER OF PERMISSION TO GRADE (APN: 305-021-02) DATED:_______, PERMISSION WILL S [ MH 28 VEF MH 10 Sf 1A S SIS .
256.0RIM - BE PROVIDED WMITH CONSTRUCTION DOCUMENTS. = oz L(P ~ )
252.6/F PP | 11z |epcepe| [ L [2081RM & (46D |(45D MH 29 i\ /& [N i/
288.5RIM . 289.6IE [Q] SEE LETTER OF PERMISSION TO GRADE (APN: 305—021-29) DATED: _______, PERMISSION WILL ) & WIS o
QQ 1.0% |8 PVC PIPE ~ 300.5 | 300.2 |44 @2 N/
283.0IF ' 295.0RIM BE PROVIDED WITH CONSTRUCTION DOCUMENTS. 2 299.0 || 298.5 41 S S 5 S )
” 33 : ' . 297.6 = I )
287 5RM RR 1.0x |8 PVC PIPE 291.3 [R] OFFSITE R/W & LANDSCAPING TO BE RE—GRADED | » 274@ % [ [ [[296-5 39 / S / B
Ty Ss 1.02 | 8" Pvc PPE 50 | 295.0RM (APN: 305-021-29), PERMISSION WILL BE PROVIDED WITH CONSTRUCTION DOCUMENTS. T /] T P 2] Y/ R
48 - 277.1IE ' 34 oy o
281.0F SEWER MANHOLE: PRIVATE FORCE MAIN DISCHARGE TO GRAVITY SEWER. SEE DETAIL: "FORCE /Q’S) 26 @ 58 W L doy NS 0 e
280.0RIM 35 | 283.5RM MAIN DISCHARGE” ON SHEET 5. \ 299.8 |(/299.5 | 5555 M % %,
276.0FL 274.7IE - 49 ‘ 298.5 29 {’;)0 On
284.0RIM INSTALL FENCE AND ACCESS GATE OUTSIDE CALTRANS R/W AND OUTSIDE CALTRANS ACCESS _ \ | 296.9 [(30 2 18 9)7%&\@/7
NOT USED 36 ' CONTROL AREA. | T 2965 (31 294-8% of N2
272.3E S MH 31 S L 2
1 : 1| 296.2 R MIISHITS 3
2299620524 37 | 2944RM REMOVABLE BOLLARDS PERMITS INGRESS/EGRESS FOR SAFETY VEHICLES. \ — MH 32 & D Y SN s
- 269.9IE 2l 7 &
~ || | /> L
5O 275.5RIM FXISTING FENCE. Ny |l L ?) D / 3%
300,571 EXMHG | 267.2IE [¥] FUTURE ACCESS TO ADJACENT PARCEL. L : 598 & =5 0 MH 11 gj%iof %
53 : 0| 300.3 XSy
296.51E ExvH7 | 281.7RIM GROUPED PUBLIC WATER METERS TO SERVICE HOMES WITHOUT PUBLIC MAINS FRONTING THE LOTS. /\ el @ N
300.5RIM 268.8IE NO TREES OR SHRUBS EXCEEDING THREE FEET IN HEIGHT AT MATURITY SHALL BE INSTALLED 298.3
296.5/E (PRIVATE) WITHIN TEN FEET OF ANY WATER FACILITIES. SEE TYPICAL DETAIL BELOW. I :
N, DATA METER KEY: R W @2
: MH LOTS #25 - 28 \ :
STORM DRAIN NOTES: L N ol —— |
3g | 287.4RM
EXISTING 18—INCH RCP STORM DRAIN, PER DWG. NO. 31021—-5-D 282.0E LOTS #51 - 54 \,
X4 LOTS #55 - 59 |
EXISTING 18—INCH RCP STORM DRAIN, PER DWG. NO. 31021—6-D 39 | 286.4RM Lors ;39 2 1 | |
282.7IE - )
EXISTING CALTRANS 600 MM RCP STORM DRAIN, PER DWG. NO. LOTS #29 - 31 | |8 &) |
11—172824 286.1RIM O \g *
40| 282.4 DA Lors #35 - 38 I 2\ :
EXISTING CALTRANS 200 MM PERF. STORM DRAIN, PER DWG. NO. pyp— LOTS #32 - 34 \ , \ 2 A T T |
11-172824 40 | 285K EIMH 16 | N O \ 1614757258 |y 300.5TH
i SEE DETAIL: T 2 Y G
EXISTING CALTRANS 1200 MM HDPE STORM DRAIN, PER DWG. NO. 285.1RIM "NTERS POP—OUTNT( / Oﬁ \ ¢ %7 Iy 290-°F6
11-172824 4| 280.8 ON SHEE , | \ \ 3 i 07 :
(6) EXISTING 18—INCH RCP STORM DRAIN, PER DWG. NO. 31021—6-D. o | 283.8RIM WH 050 / 7% I| = |
EXISTING 36” RCP SD @ 1.0% Z:j:w TS / / | 109 < | ) R | : |
: ; / £ S 70"
N .
PRIVATE DETENTION STORM PIPE TO BE MAINTAINED BY HOA | 279.0E L"TEIMH 15 / / / oFr | S mm : 289.2 : : g 301 ,o;g
\ ] MHP WIZ Z | ==y v 289.7
(3) PUBLIC STORM DRAIN CONVEYED THROUGH PRIVATE LAND, WILL 44 | 285.0RM ?CZ?UI,:E_DZOWA TER METERS o TN ) - / MH 424 NP | L P
REQUIRE A STORM DRAIN EASEMENT. 281.41 F s 297.6 - / y. W I = EEeeT=== :
I i ©°<9 2% S— — s 1.0%
PUMP | 286.4RIM 208, 47U 63 ) I = @\ i 301.0TW
STATION | 278.7IE e 4.2 = —_— ¥ 289.7FG
) 297.0FG | (g > ) / s /i Tt i
Q _‘L &7 T \ V48 I| |§:- ' MH 44 | : '
296.8T @ =) 289.2 |
w
206 0TH 296 310° / ' / \T\E \ : :
. S| \——o—————
1 49 y
295.6 Nl | frH 43 |
394 5FL | / i X . '\
-
: SNV
S o N puMp STATION[D] _~ X2
» _ O —
Q - N
PIAIE
O
P\ &
()L P

GF 2783

1% 0}
' Y 6\ Prepored By: Revision 14:
| Nome: LATITUDE 33 PLANNING & ENGINEERING . mevision 153:
Address: 5355 MIRA SORRENTO PLACE, SUITE 650 . . ..
SAN DIEGO, CA 92121 Revision 11:
0 30 60 120 180 Phone #: (656) 751-0655 Revision 10:
“5 T, S— Project Address:
e SOUTHEAST CORNER OF CARMEL VALLEY ROAD Revicion  8:
AND LOPELIA MEADOWS PLACE Reuvisi S
PREPARED IN THE OFFICE OF: svisen
Revision 6:
Project Name: Revision 5
. 11-14-2013
".14.13 A7 T TN\ THE ELMS AND THE IVY DEVELOPMENT  Revision  4:
L \ ’\_ Revision 3: 08—14-2013
ngland Engi ring PLANNED DEVELOPMENT PERMIT NO: Revision 1:  10-18-2012
o o . _ ina Sprregnto Place, 650
taylor THE ELMS AND THE IVY DEVELOPMENT T
m o rri So N L/ NEIGHBORHOOD USE PERMIT NO: Original Date:
7 4 N N |E:
S AN DIE GO, CALIFORNIA Sheet Title: S
Homes Inspired by You VESTING TENTATIVE MAP
JM KILGORE RCE 46692 GRADING AND UTILITIES DEP#

REG. EXPIRES 6—-30-2015

H: \1100\1114.00\TM\ 1114-TMO3 PROPOSED CONDITIONS.DWG 11/26/2013 3: 17: 50 PM



DEVELOPMENT NOTES

[A] 100" OFFSET FROM MHPA DELINEATION. NO STRUCTURE
PERMITTED IN THIS ZONE.

5—FOOT BENCH TO ADJACENT PROPERTY OWNER.

& =

INGRESS/EGRESS DRIVEWAY AND GENERAL UTILITY
EASEMENT.

PRIVATE WATER QUALITY BMP AREA, TO BE
MAINTAINED BY THE PROPERTY HOME OWNER'S
ASSOCIATION.

=l

"’"

100—-FOOT BUFFER FROM STATE ROUTE 56.

RIGHTS GRANTED BY ADJACENT PROPERTY OWNER FOR
PERMISSION TO GRADE AND SEWER ACCESS EASEMENT.

RIGHTS GRANTED BY ADJACENT PROPERTY OWNER FOR
PERMISSION TO GRADE TO THIS EXTENT.

MULTI-HABITAT PLANNING AREA DELINEATION AND
LIMITS OF LOT 'T.

6°'—9° SOUND WALL PER ACOUSTIC REPORT

OPEN SPACE/CONSERVTION LOT, OWNERSHIP AND
MAINTENANCE TO BE RETAINED BY HOA.

WESTERN EDGE OF MULTI-HABITAT PLANNING AREA.

HOA LOT
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EXISTING GROUND

NOTES:

1. PROPOSED SEWER EASEMENT WIDTH VARIES BASED UPON VARIABLE DEPTH OF MAIN.

2. IN AREAS WHERE GRAVITY SEWER PIPES ARE INSTALLED IN COMPACTED FILL, DIFFERENTIAL
SETTLEMENT CAN OCCUR. MODIFIED COMPACTION RATES AND/OR PROJECT MONITORING

RETAINING WALL &
SOUND WALL\

EXISTING GROUND

[
I
I
I
|
I
I

GRATE INLET RAISED 10—-INCHES
TO ALLOW SURFACE PONDING

CHECK DAMS USED TO SLOW THE
STORM WATER CONVEYANCE AND
ENCOURAGE SURFACE INFILTRATION

RIVER ROCK
VELOCITY REDUCER

LANDSCAPED REGION

CURB & GUTTER TO CONVEY MINOR
FLOWS TO BIO—RETENTION BASIN

DETAIL: CURB CUT AND BIO-RETENTION

NOT TO SCALE

|
FORCE MAIN SEWER (PRIVATE)

~ 8" SCHED. 80 PVC PIPE
(TYP.)

|

~
DETAIL: FORCE MAIN DISCHARGE

NOT TO SCALE

CATCH BASIN FOR
OVERFLOW STORMS

(STORMS > Q10)

N s
T LT 10"

SURFACE
— ._-.POND/N_G ' w

24 MINIMUM

BIO—RETENTION FOR HMP
FLOW & DURATION CONTROL

(0.5Q2 — Q10 STORMS)

FILTER

FABRIC IMPERMEABLE

LINER

A e
187 MINMO
STORAGE LAYER ~7]

(40% POROSITY) &
A A

o\ 0\ f\\f\ o

\ PERFORATED UNDER-DRAIN

PIPE CONNECTING TO STORM

—

18—INCH
XSTORM DRAIN

ORIFICE &
(FLOW CONTROL)

DETAIL: BIO-RETENTION

NOT TO SCALE

TH

S AN

-LMS AND TH
DIEGO,

UTLET PIPE TO GRAVITY MANHOLE

CALI

CONCRETE BROW DITCH

~——RETAINING WALL
(IF NEEDED) —
/

<

v &)

" [/: 1 (gr) ]

ol

T / | = i
AT
s~ i 1S

DETAIL: TURN LANE

SCALE

VY D

- VELOPM
FORNI A

c 17 =40

- NT

PAINTED MEDIAN REDUCED TO
PROVIDE FIRE ACC%SS

INTERSECTION POP-OUT TO
PROMOTE TRAFFIC CALI|\/1ING

6" RAISE MEDIAN

12°

|

DETAIL: INTERSECTION POP-OUT
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292.0 TW

EXISTING GROUND
/-

=———100" -56 CALTRANS BUFFER-\—=
' 9’ SOUND WALL

EXISTING GROUND
LOT NO. 85 SHALL BE CONDUCTED TO ENSURE ANTICIPATED SETTLEMENT WILL NOT EXCEED 1/2—INCH 3036 TW SEWER e
| OVER A HORIZONTAL DISTANCE OF 100 FEET. e MH NO. 34 -
R/W : R/W | ‘ ‘ | IS e e e 293.5 FS 295.0 RIM HEAVY STORM EVENTS (Q100 YR) WILL BE CRADLED IN BROW DITCH,
20 SEWER offo T T / S AND THEN WEIR OVER THE EDGE, DISPERSING THE WATER’S FLOW.
PROPOSED STREET 'C’ ﬂH NO. 36 288.6 FG\ - \FlIRE 3 . IVE_ e e — 71
¢ 284.0 RIM 30"-40" SEWER EASEMENT 2N e 4—INCH PVC TO CONVEY NUISANCE
R ] _ __ __ 2840FG S _ 5-1/2" CONCRETE FLOWS, PLACE INTERMITTENTLY
Lo, 15 15y 10 % 318.9 PAD » TR RS e e e A e " 6" CURB
[ ! S sy i =
. A\ pa—
SNy 2% 2% PRattEENNE I 312.0 PAD Ee=l=1ity - —
————— —— = . s} ” @ O, 7% PUBLIC) —
h/ | 8" PVC SEWER MAIN @ 0.7% (PUBLIC) 8" PVC SEWER MAIN ( )71 I -
‘ 272.3 IE o
e NOT TO SCALE % NOT TO SCALE NOT TO SCALE
R/W R/W
4 50’ 4 PARK SPACE |
PROPOSED STREET 'C’ DoE OF EXISTING SOUND WALL
R/W R/W LOT NO. 93
UNDERGROUND DETENTION TRAVEL WAY FDGE OF / : /
| P EXISTING FENCE 50 /\/ PROPOSED
BIO—RETENTION FACILITY | TRAVEL WAY EXISTING
| | | | | | CONSERVATION /OPEN SPACE |
~SOUND WALL | 300 VARIES , 100’ | STATE ROUTE 56 | X EXISTING MORNING GLORY WAY — — — —
ELEV=295 =6 [~ NO BUILD ! ! =56 CALTRANS BUFFER | FLEV=295 | BIKE PATH I ] | P
T [———— = | ~ _ ’
N | EASEMENT | 3 X OJ 30
290 = | l ELEV=289 I | 290 = I
D000000 PLANTABLE RETAINING WALL ~ EXISTING GROUND J e | NO BUILD EASEMENT |
PLANTABLE RETAINING WALL j E/E,\i — \ | | |
%
GRATE INLET S
270 256.0 RIM —~— 600 MM RCP 270 =5 312.4 TW :
— — — 249.50 IE — PER CALTRANS 11—172824 . o \
— - 1l 18'=20" TYP. T
EX. HEADWALL 10" MIN. i 3064 FO
250 252.63 FL 250 ] .
\ T — o 1200 MM RCP | | | | 3 RETAINING —={] 300.5 TW
EXISTING GROUND EX. HEADWALL ER CALTRANS 11-172824 - 303.4 PAD R
230 249.42 FL 230 /*R\_*__\\\\ 4
] — | |
\ \\
EXISTING GROUND ~
S
\
% NOT TO SCALE NOT TO SCALE
40’
B EASEMENT Il
NOTES:
LOT NO. 16 EE———
1. PROPOSED SEWER EASEMENT WIDTH VARIES SEWER
BASED UPON VARIABLE DEPTH OF MAIN. REMOVE & REPLACE SEWER ’ NOITES:
MH NO. 37 - 35 NOIES!
MANHOLE WITH DEEPER INVERT 204 4 RIM . - _
— — . : P EASEMENT 1. PROPOSED SEWER EASEMENT WIDTH VARIES
MAIN.
_ T REMOVE & REPLACE PVC _ , BASED UPON VARIABLE DEPTH OF
] | CONNECT T0 SEWER WITH DEEPER PIPE 20" ACCESS
: EXISTING MANHOLE Pl -
— ‘ | | 30 ) SEWER e T ROAD
AN = |~ NO BUILD EASEMENT l (PER 32477-D) MH EXNO. 7 f\\/%/\\%{ ‘
| 281.7 RIM PROPOSED SURFACE 284.0 FG
/'/B\H | | = ’j\ “l‘\ ~\,4“ P ST | //\\/\\\\é 2
|<7 - | T A\ —
| 30;060 TIW R /\/ i E0 — /‘%\\\ﬁ\\/\_\\\//\\/\\/\\é\/\ \/\/\\/ PROPOSED 8" 10’ \ \/\//\s\//\ CONCRETE HEADWALL & RIP
—Y - LIC - 9% ] — W= RAP VELOCITY DISSIPATER
g 5" MIN v , M575E§Ng}/\46 VILLAGE CENTER L 0OP ROAD (PUB ) f— EXISTING 10 PVC%@Df‘Z | 2719 (EXISTING) T o PVC SEWER /\fo//\/\\O ™~ -
[=———19" SOUND WALL : (PER 3247 — . PROPOSED 10" PVC @ 1.1% = 273.5 IE 265.80 FL
— — e ™~ PROPOSED
I = ) , 36" RCP STORM
”» CP
| | | ™ ; , PROPOSED 10" PVC @ 1.1% N\_s68.8 I£ (PROPOSED) 269.9 IEJ Eé/%w @367‘0*?% — ) 0 1.0 %
299.6 PAD e T e e [ e e A e e e A T 1 == — — R 32010-D) E
e e 3’ RETAINING = ! ) n3a% N (PE 265.49 FL
—— oA . 10" PVC @ 4.34% 67.2 IE (EXISTING)
T (EXISTING) (MATCH EXISTING) INVERT CONNECTION CONNECT PROPOSED
/\ | FROM SEWER MH NO. 36 RCP PIPE TO EXISTING
EXISTING GROUND
NOT TO SCALE NOT TO SCALE NOT TO SCALE
FINISH SURFACE/ RIM ELEVATION
>
RESIDENTIAL LOT s @
[ 'l | y LN
RETAINING WALL V 4 N
(IF NEEDED) P \ ! 64 N
| 1| o 26 [ 267 A Y
[ ) | g
|
|

— 6" PLANTABLE RETAINING WALL
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DESIGN OBJECTIVES

1. THE LANDSCAPE PLANS WILL CONFORM TO THE FOLLOWING:
LAND DEVELOPEMENT ORDINANCE, STANDARD SPECIFICATIONS
FOR PUBLIC WORKS CONSTRUCTION (GREEN BOOK), SAN DIEGO
REGIONAL STANDARD DRAWINGS, CITY OF SAN DIEGO LAND
DEVELOPEMENT CODE CHAPTER 14, DIVISION 4 - LANDSCAPE
REGULATIONS AND BRUSH MANAGEMENT REQUIREMENTS, AND
PACIFIC HIGHLANDS RANCH SPECIFIC PLAN

2. THE INTEGRITY OF THE DEVELOPMENT WILL BE INSURED THROUGH
THE IMPLEMENTATION OF A TOTAL LANDSCAPE DESIGN CONCEPT
WHICH INCLUDES THE FOLLOWING LANDSCAPE ELEMENTS:

2.1. LANDSCAPING SHALL ENHANCE MAJOR ARCHITECTURAL
DESIGN ELEMENTS THROUGH CAREFUL USE OF FLOWER AND
LEAF COLOR AND TEXTURE, PLANT FORMS, LANDSCAPE
LIGHTING AND SITE FURNISHINGS WHICH RELATE TO THE
ARCHITECTURAL DESIGN THEME.

2.2. IN RECOGNITION OF THE MOVEMENT TYPES AND PATTERNS
BY WITH PEOPLE WILL EXPERIENCE AND RELATE TO THE
LANDSCAPE (PEDESTRIAN, BICYCLE AND VEHICULAR),
LANDSCAPING WILL PROVIDE A SEQUENCE OF EVENTS AND
EXPERIENCES WHICH RELATE TO AND RECOGNIZE THE
INHERENT QUALITIES OF THE SITE AND ITS INTENDED USE.

DESIGN CRITERIA

PLANTING WILL BE DESIGNED TO OBSCURE UNDESIRABLE VIEWS
(AUTOMOBILES, STORAGE, UTILITY AREAS, ETC.) AND ADD
INTEREST TO THE SITE.

2. ARCHITECTURAL ELEMENTS ON THE SITE WILL BE RELATED AND
ENHANCED WITH PLANTINGS OF SIMILAR DESIGN CHARACTER.

3. ALL PLANT MATERIAL SELECTED FOR USE WILL BE OF ATYPE
KNOWN TO BE SUCCESSFUL IN THE AREA OR IN SIMILAR CLIMATIC
SOIL CONDITIONS.

4. COLOR FROM PLANT FOLIAGE, BARK OR FLOWERS WILL BE
UTILIZED TO CREATE A FRIENDLY, WARM AND VISUALLY EXCITING
LANDSCAPE EVIRONMENT. THEMATIC COLOR SCHEMES WILL BE
UTILIZED IN DEVELOPING PROJECT IDENTITY.

5. THE VECHICULAR ENTRY WILL BE IDENTIFIED AND ACCENTED
WITH SPECIAL GROUPINGS OF TREES, SHRUBS AND
GROUNDCOVERS.

6. LANDSCAPE FINISH GRADING OBJECTIVES WILL INCLUDE POSITIVE
SURFACE DRAINAGE OF PLANTED AREAS THROUGHOUT THE SITE.

7. THE IRRIGATION SYSTEMS WILL BE INSTALLED AS SOON AS
PRACTICAL AFTER GRADING AND PRIOR TO PLANT MATERIAL
INSTALLATION AND HYDROSEEDING. AREAS ADJACENT TO
STRUCTURES, ROADWAYS, ENTRIES AND ACTIVITY AREAS WILL BE
IRRIGATED WITH PERMANENT BELOW GRADE AUTOMATED
SYSTEMS.

8. ALL SOILS WILL BE FERTILIZED, AMENDED, AND TILLED TO
CONFORM TO RECOMMENDATIONS MAD BY A SOIL TESTING
LABORATORY AND/OR LANDSCAPE ARCHITECT IN ORDER TO
PROMOTE HEALTHY AND VIGOROUS PLANT GROWTH.

9. ALL PLANTING AREAS WILL BE MAINTAINED IN A WEEK AND
DEBRIS FREE CONDITION.

IRRIGATION AND MAINTENANCE NOTES

THE H.O.A. WILL BE RESPONSIBLE FOR THE COMMON AREA LANDSCAPE AND
IRRIGATION.

2. THE H.O.A. SHALL BE RESPONSIBLE TO MAINTAIN EROSION CONTROL
PLANTING ON ALL OFF-SITE SLOPES UNTIL SUCH A TIME AS ADJACENT
PROPERTY IS DEVELOPED, TYPICAL.

3. LANDSCAPING ON INDIVIDUAL LOTS SHALL BE THE RESPONSIBILITY OF THE
HOME OWNER.

4. LANDSCAPE AREAS IDENTIFIED ON THE LEGEND AS BEING SERVED BY
PERMENANT IRRIGATION, WILL UTILIZE STATE-OF-THE-ART AUTOMATIC,
UNDERGROUND, IRRIGATION SYSTEM WITH LOW PRECEPITATION RATE
SPRINKLER HEADS. DRIP TUBING SHALL BE USED IN ALL PLANTING AREAS
ADJACENT TO WALKS, DRIVES AND ACTIVITY AREAS

COMMUNITY LOGO

67_6"

<

.

®®

.

O

LAWN (SOD)

PLANT LEGEND (sucH as LisT)

HOME OWNER MAINTAINED SLOPES

NON-IRRIGATED HYDROSEED MIX

TREES (70% - 15 GALLON, 30% - 24" BOX) 1 TREE/1,000 SF

SHRUBS (25% - 5 GALLON, 75% - 1 GALLON 5' 0.C.) 40 SHRUBS/1,000 SF

PLATANUS ACERFOLIA 'BLOODGOOD'
RHUS INTEGRIFOLIA

QUERCUS AGRIFOLIA

TRISTANIA CONFERTA

ARBUTUS UNEDO 'MARINA

ACACIA REDOLENS 'DESERT CARPET'

AGAVE SP.

BOUGAINVILLEA 'LA JOLLA'
CALLISTEMON 'LITTLE JOHN'

|:| ALOE SP.

CISTUS 'SUNSET"
CISTUS SALVIIFOLIUS

HETEROMELES ARBUTIFOLIA

LAVATERA SP.
MUHLENBERGIA RIGENS
MUHLENBERGIA CAPILLARIS 'REGAL MIST'

ROSMARINUS OFF. PROSTRATUS

SALVIA 'SANTA BARBARA'

GROUNDCOVER (FLATS)

BACCHARIS PILULARIS 'PIGEON POINT'
COTONEASTER CONGESTUS
MYOPORUM PARVIFOLIUM

MIN.

LONDON PLANE TREE BOTANICAL NAME LBS/ACRE MIN. PURITY GERMINATION
ééi'scf‘ 'L\'.\‘j’g '\OAAAE Eschscholizia californica 7 Ibs/acre 98% 70%
BRISTANE BOX Encelia californica 7 Ibs/acre 90% 80%
STRAWBERRY TREE Eriogonum fasciculatum 6 Ibs/acre 90% 70%

Mimulus puniceus 5 lbs/acre 90% 710%
ACACIA Lasthenia coronaria 4 Ibs/acre 90% 70%
QEQE/E Lupinus succulentus 6 Ibs/acre 95% 70%
SOUGAINVILLEA Plantago insularius 20 lbs/acre 95% 90%
BOTTLEBRUSH TOTAL 50 LBS/ACRE
ROCKROSE
ROCKROSE
TOYON
TREE MALLOW
DEER GRASS
DEER GRASS
TRAILING ROSEMARY
SAGE

COYOTE BUSH
COTONEASTER
NO COMMON NAME

HOA MAINTAINED COMMON AREAS, PASEOS, PARKS AND ENTRY

TREES (70% - 24" BOX, 30% - 36" BOX) 1 TREE/1,000 SF
CHAMAEROPES HUMILIS

PLATANUS CALIFORNICA

RHUS INTEGRIFOLIA

QUERCUS AGRIFOLIA

TRISTANIA CONFERTA

ARBUTUS UNEDO 'MARINA

MEDITERRANIEAN FAN PALM
CALIFORNIA SYCAMORE
AFRICAN SUMAC

COAST LIVE OAK

BRISBANE BOX
STRAWBERRY TREE

SHRUBS (25% - 5 GALLON, 75% - 1 GALLON 5' 0.C.) 50 SHRUBS/1,000 SF

AGAVE SP.

BOUGAINVILLEA 'LA JOLLA'
“ CALLISTEMON 'LITTLE JOHN'

V ALOE SP.
.

CISTUS SP.
DIETES BICOLOR
LAVATERA SP.

HETEROMELES ARBUTIFOLIA

MUHLENBERGIA RIGENS
MUHLENBERGIA CAPILLARIS 'REGAL MIST'

PITTOSPORUM TOBIRA 'VARIEGATA'
PRUNUS CAROLINIANA 'COMPACTA'

SESLERIA SP.

GROUNDCOVER (FLATS)

BACCHARIS PILULARIS 'PIGEON POINT'
MYOPORUM PARVIFOLIUM
ROSMARINUS OFF. PROSTRATUS
SENECIO SP.

A

VINES (1 GALLON) - FOR SCREENING OF RETAINING WALLS
FICUS PUMILA
DISTICTUS BUCCINATORIA

RETENTION BASINS (100% - FLATS/SOD)

AGAVE

ALOCE
BOUGAINVILLEA
BOTTLEBRUSH
ROCKROSE
FORTNIGHT LILY
TREE MALLOW
TOYON

DEER GRASS
DEER GRASS
TOBIRA
CAROLINA CHERRY
MOOR GRASS

COYOTE BUSH

NO COMMON NAME
TRAILING ROSEMARY
SENECIO

CREEPING FIG
BLOOD RED TRUMPET VINE

7 CAREX PREAEGRICILLIS
++] FESTUCA RUBRA

+:+] JUNCUS ACUTUS
MARATHON lIle

SEDGE
CREEPING RED FESCUE
SPINY RUSH

STREET TREES (100% - 24" BOX) (HOA/ HOME OWNER MAINTAINED)

JACARANDA MIMOSIFOLIA
LAGERSTOEMIA SPECIES

MAGNOLIA GRANDIFLORA 'LITTLE GEM'
PLATANUS ACERFOLIA 'BLOODGOOD'
QUERCUS VIRGINIANA

TRISTANIA CONFERTA

LIMIT OF DISTURBANCE
JACARANDA

CRAPE MYRTLE
SOUTHERN MAGNOLIA
LONDON PLANE TREE
SOUTHERN LIVE OAK
BRISBANE BOX

MARATHON lle

UPLAND SLOPE TRANSITION
MHPA BUFFER - TEMPORARY IRRIGATION

COMMON NAME SCIENTIFIC NAME LBS/ACRE
CALIF. BUCKWHEAT ERIOGUNUM FASCICULATUM 1.00
BLACK SAGE SALVIA MELLIFERA 1.00
MONKEY FLOWER MIMULUS AURANTIACUS 2.00
SUN CAP CAMISSONIA BISTORTA 1.00
GOLDFIELDS LASTHENIA CALIFORNICA 0.50
CALIFORNIA POPPY ESCHSCHOLZIA CALIFORNICA 1.00
MINIATURE LUPINE LUPINUS BICOLOR 0.50
GOLDEN-YARROW ERIOPHYLLUM CONFERTIFLORUM 1.00

COMMON NAME

VAR. CONTERTIFLORUM

SCIENTIFIC NAME

# PER ACRE CONTAINER

SIDE WALK

CONCEPTUAL ENTRY MONUMENT

PARKWAY

CALIF. BUCKWHEAT
BLACK SAGE

MONKEY FLOWER
LAUREL SUMAC
LEMONADEBERRY
FUCHIA FLR GOOSEBERRY
REDBERRY

ERIOGUNUM FASCICULATUM 100 1 GAL
SALVIA MELLIFERA 50 1 GAL
MIMULUS AURANTIACUS 100 1 GAL
MALOSMA LAURINA 25 1 GAL
RHUS INTEGRIFOLIA 25 1 GAL
RIBES SPECIOSUM 10 1 GAL
RHAMNUS CROCEA 25 1 GAL
HETEROMELES ARBUTIFOLIA 25 1 GAL

\ 0
| ( > (
THE H.O.A. SHALL BE RESPONSIBLE ————% ’.'
TO MAINTAIN EROSION
CONTROL PLANTING ON ALL &1~ (

OFF-SITE SLOPES UNTIL SUCH A
TIME AS ADJACENT PROPERTY

PROVISIONS FOR THE PERMANENT

IMPROVEMENTS ALONG WESTERN
PORTIONS OF THE NEIGHBORHOOD ‘
PARKWAY SHALL BE THE
RESPONSIBILITYOF THE OWNER
TO THE WEST ‘

ROADWAY
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NEIGHBORHOOD MONUMENTATION
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SEE ENLARGEMENT ON

GENERAL NOTES

1. MINIMUM 24-INCH BOX SIZE STREET TREES SHAL BE INSTALLED
WITHIN 10 FEET OF THE FACE OF CURB AND IN OPENINGS HAVING A
MINIMUM OF 40 SQUARE FEET OF AIR AND WATER PERMEABLE
AREAS AS FOLLOWS:

1.1. ALL LANDSCAPE AND IRRIGATION SHALL CONFORM TO
THE CITY OF SAN DIEGO LAND DEVELOPMENT MANUAL
LANDSCAPE STANDARDS AND ALL REGIONAL STANDARDS
FOR LANDSCAPE INSTALLATION AND MAINTENANCE.

1.2. IMPROVEMENTS SUCH AS DRIVEWAYS, UTILITIES, DRAINS
AND WATER AND SEWER LATERALS SHALL BE DESIGNED
SO AS TO NOT PROHIBIT THE PLACEMENT OF STREET
TREES, ALL TO THE SATISFACTION OF THE CITY MANAGER.

1.3. INSTALL ALL APPROVED LANDSCAPE AND OBTAIN ALL
REQUIRED LANDSCAPE INSPECTIONS AND OBTAIN A "NO
FEE STREET TREE PERMIT" FOR ALL STREET TREES, AND
NOTIFY AND OBTAIN SIGNATURES, FROM ANY
SUBSEQUENT PROPERTY OWNER, ON A "NO FEE STREET
TREE PERMIT" PRIOR TO ANY TRANSFER OF OWNERSHIP OF
THE PROPERTY. COPIES OF THESE APPROVED DOCUMENTS
MUST BE SUMBITTED TO THE CITY MANAGER

ALL RETAINING WALLS SHALL
BE PLANTED WITH VINES
10"O0.C., TYPICAL

HOA MAINTAINED
PASSIVE PLAY MINI PARK
/ WATER QUALITY BASIN

SEE ENLARGEMENT ON
SHEET 8

EXTENT OF BIO SWALE, TYPICAL
HOA MAINTAINED PASEOS
’
/
PASSIVE PLAY MINI PARK /
HOA MAINTAINED p
SEE ENLARGEMENT ON /
SHEET 8 / \
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31726 Rancho Viejo Road | Suite 201
San Juan Capistrano, CA 92675
TEL 949276 6500 |FAX 949276 6505
www.sjainc.net

MINIMUM TREE SEPARATION DISTANCES:
TRAFFIC SIGNALS (STOP SIGNS) 20 FEET
UNDERGROUND UTILITIES 5 FEET
SEWER/WATER LINES 10 FEET
ABOVE GROUND UTILITIES 10 FEET
DRIVEWAY (ENTRIES) 10 FEET
INTERSECTIONS 25 FEET
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SECTION III: BRUSH MANAGEMENT BRUSH MANAGEMENT REQUIREMENTS

(PER THE LANDSCAPE STANDARD MANUAL) (SAN DIEGO MUNICIPAL CODE CHAPTER 14; GENERAL REGULATIONS) WATER USE LEGEND
3-1 BRUSH MANAGEMENT - DESCRIPTION 142.0412
FIRE SAFETY IN THE LANDSCAPE IS ACHIEVED BY REDUCING THE READILY FLAMMABLE FUEL ADJACENT (F) THE ZONE TWO WIDTH MAY BE DECREASED BY 1-1/2 FEET FOR EACH 1 FOOT OF INCREASE IN ZONE ONE
TO STRUCTURES. THIS CAN BE ACCOMPLISHED BY PRUNING AND THINNING OF NATIVE AND WIDTH.
NATURALIZED VEGETATION, REVEGETATION WITH LOW FUEL VOLUME PLANTINGS OR A COMBINATION OF HYDROZONE 1 - BIOSWALE
THE TWO. IMPLEMENTING BRUSH MANAGEMENT IN AN ENVIRONMENTALLY APPROPRIATE MANNER (G) ZONE ONE REQUIREMENTS
REQUIRES A REDUCTION IN THE AMOUNT AND CONTINUITY OF HIGHLY FLAMMABLE FUEL WHILE e
MAINTAINING PLANT COVERAGE FOR SOIL PROTECTION. SUCH A TRANSITION WILL MINIMIZE THE () THE REQUIRED ZONE ONE WIDTH SHALL BE PROVIDED BETWEEN NATIVE OR 74
VISUAL, BIOLOGICAL AND EROSION IMPACTS WHILE REDUCING THE RISKS OF WILDLAND FIRES. NATURALIZED VEGETATION AND ANY STRUCTURE AND SHALL BE MEASURED FROM 00 HYDROZONE 2 - SHRUB AREAS
THE EXTERIOR OF THE STRUCTURE TO THE VEGETATION.
3-2 BRUSH MANAGEMENT- REQUIREMENTS () ZONEONE SHALL CONTAIN NO HABITABLE STRUCTURES, STRUCTURES THAT ARE
DIRECTLY ATTACHED TO HABITABLE STRUCTURES, OR OTHER COMBUSTIBLE
3.2-1 BASIC REQUIREMENTS - ALL ZONES CONSTRUCTION THAT PROVIDES A MEANS FOR TRANSMITTING FIRE TO THE HABITABLE SPECIAL LANDSCAPE AREA (SLA)
3.2-1.01 FOR ZONE TWO, PLANTS SHALL NOT BE CUT BELOW SIX INCHES. STRUCTURES. STRUCTURES SUCH AS FENCES, WALLS, PALAPAS, PLAY STRUCTURES,
3.2-1.02 DEBRIS AND TRIMMINGS PRODUCED BY THINNING AND PRUNING SHALL BE AND NONHABITABLE GAZEBOS THAT ARE LOCATED WITHIN BRUSH MANAGEMENT
REMOVED FROM THE SITE OR IF LEFT, SHALL BE CONVERTED INTO MULCH BY ZONE ONE SHALL BE OF NONCOMBUSTIBLE CONSTRUCTION.
A CHIPPING MACHINE AND EVENLY DISPERSED, NON-IRRIGATED, TO A (3)  PLANTS WITHIN ZONE ONE SHALL BE PRIMARILY LOW-GROWING AND LESS THAN 4 HOMEOWNER SLOPES
MAXIMUM DEPTH OF 6 INCHES. FEET IN HEIGHT WITH THE EXCEPTION OF TREES. PLANTS SHALL BE LOW-FUEL AND
3.2-1.03 TREES AND LARGE TREE FORM SHRUBS (E.G., OAKS, SUMAC, TOYON) WHICH FIRE-RESISTIVE.
ARE BEING RETAINED SHALL BE PRUNED TO PROVIDE CLEARANCE OF THREE TIMES (4)  TREES WITHIN ZONE ONE SHALL BE LOCATED AWAY FROM STRUCTURES TO A
THE HEIGHT OF THE UNDER STORY PLANT MATERIAL OR SIX FEET WHICHEVER IS MINIMUM DISTANCE OF 10 FEET AS MEASURED FROM THE STRUCTURES TO THE OFFSITE GRADING
HIGHER (FIGURE 3-1). DEAD AND EXCESSIVELY TWIGGY GROWTH SHALL ALSO DRIP LINE OF THE TREE AT MATURITY IN ACCORDANCE WITH THE LANDSCAPE
BE REMOVED. STANDARDS OF THE LAND DEVELOPMENT MANUAL. (TEMPORARILY IRRIGATED, NOT A PART)
(55 PERMANENT IRRIGATION IS REQUIRED FOR ALL PLANTING AREAS WITHIN ZONE ONE
FIGURE 3-1 EXCEPT AS FOLLOWS:
PRUNING TREES TO PROVIDE CLEARANCE FOR BRUSH MANAGEMENT (A)  WHEN PLANTING AREAS CONTAIN ONLY SPECIES THAT DO NOT GROW

TALLER THAN 24 INCHES IN HEIGHT, OR
(B) WHEN PLANTING AREAS CONTAIN ONLY NATIVE OR NATURALIZED SPECIES
THAT ARE NOT SUMMER-DORMANT AND HAVE A MAXIMUM HEIGHT AT
PLANT MATURITY OF LESS THAN 24 INCHES.
(6) ZONE ONE IRRIGATION OVERSPRAY AND RUNOFF SHALL NOT BE ALLOWED INTO
ADJACENT AREAS OF NATIVE OR NATURALIZED VEGETATION.
(7 ZONE ONE SHALL BE MAINTAINED ON A REGULAR BASIS BY PRUNING AND
THINNING PLANTS, CONTROLLING WEEDS, AND MAINTAINING IRRIGATION SYSTEMS.

(I) IN CONSIDERATION OF THE TOPOGRAPHY, EXISTING AND POTENTIAL FUEL LOAD, AND OTHER
CHARACTERISTICS OF THE SITE RELATED TO FIRE PROTECTION, THE FIRE CHIEF MAY MODIFY
THE REQUIREMENTS OF SECTION 142.0412, AND WHERE APPLICABLE WITH THE APPROVAL
OF THE BUILDING OFFICIAL, MAY REQUIRE BUILDING FEATURES FOR FIRE PROTECTION IN
ADDITION TO THOSE REQUIRED IN ACCORDANCE WITH CHAPTER 14, ARTICLE 5, DIVISION 7
AND CHAPTER 14, ARTICLE 9, DIVISION 3 IF THE FOLLOWING CONDITIONS EXIST:

(1) IN THE WRITTEN OPINION OF THE FIRE CHIEF, BASED UPON A FIRE FUEL LOAD
MODEL REPORT CONDUCTED BY A CERTIFIED FIRE BEHAVIOR ANALYST, THE
REQUIREMENTS OF SECTION 142.0412 FAIL TO ACHIEVE THE LEVEL OF FIRE
PROTECTION INTENDED BY THE APPLICATION OF ZONES ONE AND TWO; AND

3x

3.2-1.04 ALL PLANTS OR PLANT GROUPINGS EXCEPT CACTI, SUCCULENTS, TREES AND 2) THE MODIFICATION TO THE REQUIREMENTS ACHIEVES AN EQUIVALENT LEVEL OF
TREE-FORM SHRUBS SHALL BE SEPARATED BY A DISTANCE THREE TIMES THE FIRE PROTECTION AS PROVIDED BY SECTION 142.0412, OTHER REGULATIONS OF
HEIGHT OF THE TALLEST ADJACENT PLANTS (FIGURE 3-1). THE LAND DEVELOPMENT CODE, AND THE MINIMUM STANDARDS CONTAINED IN

3.2-1.05 MAXIMUM COVERAGE AND AREA LIMITATIONS AS STATED HEREIN SHALL NOT
APPLY TO INDIGENOUS NATIVE TREE SPECIES (LE., PINUS, QUERCUS, 3
PLATANUS, SALIX AND POPULUS). 3)

THE LAND DEVELOPMENT MANUAL; AND
THE MODIFICATION TO THE REQUIREMENTS IS NOT DETRIMENTAL TO THE PUBLIC
HEALTH, SAFETY, AND WELFARE OF PERSONS RESIDING OR WORKING IN THE AREA.

3.2-2 ZONE 1 REQUIREMENTS - ALL STRUCTURES

(J)  IF THE FIRE CHIEF APPROVES A MODIFIED PLAN IN ACCORDANCE WITH THIS SECTION AS
3.2-2.01 DO NOT USE, AND REMOVE IF NECESSARY, HIGHLY FLAMMABLE PLANT PART OF THE CITY’S APPROVAL OF A DEVELOPMENT PERMIT, THE MODIFICATIONS SHALL BE
MATERIALS (SEE APPENDIX "B"). RECORDED WITH THE APPROVED PERMIT CONDITIONS.
3.2-2.02 TREES SHOULD NOT BE LOCATED ANY CLOSER TO A STRUCTURE THAN A DISTANCE
EQUAL TO THE TREE'S MATURE SPREAD.
3.2-2.03 MAINTAIN ALL PLANTINGS IN A SUCCULENT CONDITION. .
3.2-2.04 NON-IRRIGATED PLANT GROUPINGS OVER SIX INCHES IN HEIGHT MAY BE
RETAINED PROVIDED THEY DO NOT EXCEED 100 SQUARE FEET IN AREA AND FIRE DEPARTMENT APPROVAL
THEIR COMBINED COVERAGE DOES NOT EXCEED 10 PERCENT OF THE TOTAL ,
ZONE 1 AREA. [

RON CARTER DATE I

I‘,'

ALTERNATIVE COMPLIANCE FOR BRUSH I
MANAGEMENT PER THIS PLAN TO INCLUDE

16
AN EXPANDED ZONE ONE OF 70 FEET TO 100 | £ S
BRUSH MANAGEMENT MAINTENANCE FEET WITH NO ZONE TWO AND OPENING £ Vi S
(PER THE LANDSCAPE TECHNICAL MANUAL) PROTECTION FOR LOTS 1-4, 19-25 AND 46-50. *:é._ 7
MAINTENANCE | b e 7 /
REGULAR INSPECTIONS AND LANDSCAPE MAINTENANCE ARE NECESSARY TO MINIMIZE ‘ Y% K
THE POTENTIAL DAMAGE FOR LOSS OF PROPERTY FROM BRUSH FIRES AND OTHER =/ 8NN
NATURAL HAZARDS SUCH AS EROSION AND SLOPE FAILURES. BECAUSE EACH PROPETY 4 30\ %
IS UNIQUE ESTABLISHING A PRECISE MAINTENANCE SCHEDULE IS NOT FEASIBLE. WYl N
HOWEVER, FOR EFFECTIFVE FIRE AND WATERSHED MANAGEMENT, PROPERTY OWNERS N
SHOULD EXPECT TO PROVIDE MAINTENANCE ACCORDING TO EACH BRUSH 9,77 7 e
MANAGEMENT ZONE 1: YEAR-ROUND MAINTENANCE, ZONE 2: SEASONAL I - VL) )77 iz
MAINTENANCE. ] : Il 7
WATER USE CALCULATIONS I ] RSy 747/ /7
BRUSH MANAGEMENT ZONE 1 * - _ T E 1V 7 M7
THIS IS THE MOST CRITICAL AREA FOR FIRE AND WATERSHED SAFETY. ALL MAWA™ = (Eto)(.062) [ (0.7 x LA) + (0.3 x SLA)] MAWA® = | 5,013,537 I EnmEas 100 U, PASSIVE PLAY MINI PARK
ORNAMENTAL PLANTING SHOULD BE KEPT WELL WATERED AND ALL IRRIGATION ETWU* = (Eto)(.062) ( (PF x HA / IE) + (SLA) ) ETWU*= | 3,052,051 EEEmEE gl 204
WATER SHOULD DRAIN TOWARD THE STREET. RAIN GUTTERS AND DRAINAGE SIOPES * GALLONS PER YEAR - 117 777/ 7
SHOULD BE CLEANED REGULARLY AND ALL LEAVES REMOVED FROM THE ROOF o = ( S M7 77 ‘
BEFORE THE FIRE SEASON BEGINS. ALL PLANTING, PARTICULAARLY NON-IRRIGATED CONV. 062 2914 |SEREsiE W A, 100' OR MORE FROM NATIVE/NATURALIZED
NATIVE AND LARGE TREES SHOULD BE REGULARLY PRUNED TO ELIMINATE DEAD e / iy, 7 VEGETATION: NO FORMAL BRUSH
FUELS, TO REDUCE EXCESSIVE FUEL AND TO PROVIDE ADEQUATE SPACE BETWEEN ETADJ. 0.7 \ T T T ’
PLANTS AND STRUCTURES. LA LANDSCAPE AREA 238,200 X.7= 166,740 LA -] 999 W) 272002777/ R4 MANAGEMENT REQUIRED IN THIS AREA
SLA SPEC. LANDSCAPE 17,700 X.3= 5310 SLA \ =t Y iy 8y
SPEC. LANDSCAPE AD. 0.3 172,050 TOTAL LA +SLA 1 NI
x29.14= ‘ S U
5,013,537 MAWA \ A : DT
=57 [ MODIFIED | 0,
o | BMzonE 1 [ Z DA
ESTIMATED TOTAL WATER USE (ETWU) ‘ TR (NO7ZO(-)F§E2 Z / / Ny
STEP _|HYDROZONE \ o )- 119990877%77%17% S
1 | 2 | 3 | a4 | 5 | & SLA N/7020774777 / O
ETO 1 47 \ L 172997597 v/ o
CONVERSION 2 0.62 = 201577472%%91%,
STEP 1X STEP 2 3 29.14 | & W <
PLANT FACTOR (PF) 4 0.7 03 0.3 0.3 0.3 0.3 | ) .
(AHR:)A OF HYDROZONE 8700 | 211800 ] ] ] ] A // EXTENT OF BIO SWALE, TYPICAL ' oxN
STEP 4 X STEP 5 6 6090| 63540 0 0 0 0| 17,700 \ ' 7y 7 7
RRIGATION 0.8 0.8 0.8 0.7 0.8 0.8 \ '
EFFECIENCY (IE) 7 ' ' ' ' ' ' < : \( 57,
APl 8 7613] 79425 0 0 0 0 THE FOLLOWING HOMES SHALL ' 7y 7
¥ 104.737.50 HAVE DUAL GLAZE DUAL A %%
SLA SFIN STEP 5 9 ,7/37.5 TEMPERED PANES FRONTING B2\
STEP 3X STEP 9= LOPELIA MEADOWS BRUSH 2 %%,
ETWU 10 3,052,050.75 MANAGEMENT W 5550 77 ‘ 5%
Note: Passive park lawn areas are considered Special Landcape Areas (SLA) LOTS 1-4, 19-25, 46-50 /7 7 ' ) "/ 
Hydrozone 1 = Bioswale areas, Hydrozone 2 =Shrub areas Vy Voo j‘ % ' — - — — |
PASSIVE PLAY MINI PARK V. RN
WITH PICNIC TABLES / e Y MiNTPARK ]
/ o 2\l WATER QUALITY -
p, [ | S BASING L T
3 ) ‘/ /. e
/ / N
s A | 1
Vs A V7 - IR
Z Z00%
/ nlnmnlin |
/ e |
/ ;ii::::: A/MODIFIED | )
EEg4BM ZONE 1| 477, AV,
g s VWV 7
/// 8 ol NOZONE2} & .
LIMITS OF DISTURBANCE P V@\/ : 7 7 .
/
/ 100' OR MOR FROM NATIVE/NATURALIZED
VEGETATION; NO FORMAL BRUSH
MANAGEMENT REQUIRED IN THIS AREA
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Conceptual Restoration Plan for the St. John Garabed Church Project
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Taylor Morrison LLC
The Elms and The Ivy
Certification No. R9-2014-0056

ATTACHMENT 3
CEQA MITIGATION REQUIREMENTS
1. The Final Master Environmental Impact Report for the Pacific Highlands

Ranch (Subarea Ill) Subarea Plan in the North City Future Urbanizing
Area, Table 4C-6.
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